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WORK PLAN TO CONDUCT  
MDEQ ENVIRONMENTAL ACTIVITIES AND 
MSF NON-ENVIRONMENTAL ACTIVITIES 
TBA Credit Union Redevelopment Project 
626 and 636 East Front Street, Traverse City, Michigan 49686 

1.0 Introduction 
The Grand Traverse County BrowofieEn  eneveEooCeoinAuicorlitn(icen“Auicorlit”dnlsnsuiCltoiniclsnAcin
381 Work Plan (“Plan”) for the property located at 626 and 636 East Front Street (the “Property”). The 
Prooeritnlsnsliuaiennsouicwesino nicenloiersectoono n asin rooinSireeinaonn ooenSireei. The Property 
comprises two parcels that contain approximately 1.34 acres (Parcel ID Numbers 28-51-102-003-10 and 
28-51-102-006-00,nresoectveEtd. The BrowofieEnnPEao for the TBA Credit Union Redevelopment Project 
(“the BrowofieEnnPEao”) was approved by the Authority on Aril 3, 2013. The City of Traverse City 
Commission approved anresoEutooncoocurrloinwlicnicenorovlsloosno  the BrowofieEnnPEao on April 15, 
2013, and the Grand Traverse County Board of Commissioners approved the BrowofieEnnPEao on April 24, 
2013.  e ernionAtaccCeoinAn ornancootno nicenBrowofieEnnPEao aonnresoEutons approving the plan.  

TcenProjecinorooosesnionreneveEoonaonuonerutEliennvacaoinorooeritnloionancooieCoorartnCuEt-story 
officenaonnfioaoclaEnlostiutoonceanquariers. The redevelopment integrates design elements, 
environmental cleanup, and economic development to further goals of the City of Traverse City, Grand 
Traverse County (GTC), the Michigan Department of Environmental Quality (MDEQ) and the Michigan 
 coooClcnDeveEooCeoinoorooratoon(  Dod. IinwlEEnresuEinlo:n(8dnicencoCCuolitnaonnCuolcloaEnieoefits 
o nlocreasennorooeritniaxesnoonicenProoerit;n(2dnnuencarenactvltesnicainwlEEnannressnicencooiaCloatoon
oonicenProoerit,nrenucloinicenicreainioncuCaonceaEicnaonniceneovlrooCeoi;naonn( dnansuisiaotaEn
lCoroveCeoinionicenaooearaocenaonnaesicetcsno nicenProperty which will assist in increasing the 
property values of the neighboring community. The overall redevelopment of this site will include 
neCoEltoono nicenexlstoinsiruciures,neovlrooCeoiaEnactvltes, and redevelopment of a new 21,266 
square foot three story headquarters iulEnloinwlicnanoartaEEtnfiolscenniaseCeoi.  

TBAnorenlinUoloonlsnanirowloinfioaoclaEnlostiutooonIonornernionCeeinicenneCaonsno nlisnCeCiersnaonnion
cavensoacenionclrenannltooaEnsiaa,nanoewnEocatoonlsnoecessart. TBA Credit Union searched other 
orooertesnicainwouEnncavenieeonCorenaaornaiEe,niuinlinneclnennicainlinwasnCosinlCooriaoinionien
located within the City to best serve its members and non-members alike.  

TBAnorenlinUolooncasnansirooinneslrenionouiniceseniwonvacaoinorooertesniacrnionoronuctvenusenaonn
nrastcaEEtnlCorovenicenaesicetcsno nicenoeliciorcoon. TBA Credit Union is a large supporter of the 
community. Iin requeoiEtnoartcloaiesnlonvoEuoieernactvltesnaonncoonucisnCeCiernaonncoCCuolitn
enucatooaEnseCloars. A new building will allow TBA Credit Union the opportunity to provide expanded 
CeetoinaonncoCCuolitneveoinsoacenionicenoeliciorloincoCCuolit. TBA Credit Union’s mission is to 
servenicencoCCuolitnitniulEnloinirusiennreEatoosclos,norovlnloincusioCliennfioaoclaEnoroducts, 
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anvocatoinfioaoclaEnElieract,naonneocourailoinvoEuoieerlsC. Redevelopment of this Property will 
uEtCaieEtnceEonTBAnorenlinUoloonionCeeinlisnioaEsnaonnthose of the community. 

The Project is seeking loceotvesn roC iaxnlocreCeoinfioaocloin(TI d, the MDEQ BrowofieEn 
Redevelopment Loan (BRL) program, and the MDEQ  evliaEliatoon evoEvloinLoaon uonsn(  L d program. 
ooosiructoonlsnexoeciennionieilonlonsuCCerno n208 ,nsiartoinwlicnslienaonniulEnloinneCoEltoo, 
 oEEowennitnslienoreoaratoo, environmental actvltes and coosiructooo 

Basennoonicencurreoinsliencoonltoos,ncerialonactvltesnarenoecessartnionoreoarenicenProoeritn orn
redevelopment. Tcen oEEowloinsectoosnoreseoinslieniacrirouonnlo orCatoo,ncurreoinProoeritn
coonltoos,nicenorooosed environmental and non-eovlrooCeoiaEnactvltes,naonnicencosisnassoclaiennwlicn
icenorooosennactvltes. Ionannltoo,nicen oEEowloinsectoosnsuCCarlienicenorooosenn lccliaonSiraieilcn
 uonn( S dneEliliEenactvltes,nicenorooosenn D EneEliliEenactvltes, and the costs associated with these 
orooosennactvlteso 

1.1 Eligible Property Information 

 Locatoonaonn ElililElit 1.1.1
The Property is located at 626 and 636 East Front Street in the City of Traverse City, Michigan. It is 
sliuaiennsouicwesino nicenloiersectoonof East Front Street and Hope Street. The Property comprises two 
parcels that contain approximately 1.34 acres (Parcel ID Numbers 28-51-102-003-10 and 28-51-102-006-
00,nresoectveEtd. TBA Credit Union owns the Property.  

The Property was zoned Hotel Resort District and uonerweoinancoonltooaEnreiooloinio C3 – Community 
Center District. The rezoning was approved on March 18, 2013 by the Traverse City Commission. 

Please refer to the BrowofieEnnPEao EocaiennlonAtaccCeoinAn ornicenProoeritnEeiaEnnescrlotoo. Refer to 
 liuren8n ornanScaEennProoeritnLocatoon ao and Figure 2 for an Eligible Property Boundary Map/Plat 
Map. 

TcenProoeritnlsncooslnerenn“eEliliEenorooerit”nasnnefioennitnAcin 38,nSectoon2niecause:n(adnicenProoeriy 
wasnorevlousEtnutElienn orncoCCerclaEnorooeritn(iasoEloensiatoonaonnresiauraoid;n(idnlinlsnEocaiennwliclon
icenolitno nTraversenolit,nanquaElfiennEocaEnioveroCeoiaEnuoli,norn“oorenooCCuolit”nuonernAcin 38;naonn
(c) the Property (each parcel, independently) is determined to be a “facility.”  Please refer to the 
BrowofieEnnPEao orovlnennlonAtaccCeoinAn ornicenreEevaoinsuooortoinnocuCeoiatooo 

 Current Ownership 1.1.2
Owoersclonlo orCatoon ornicenProperty parcels is summarized in the following table. For ease of 
nlstoctoo,nicenoarceEsncave ieeonasslioennEeternlneotfiers;ncowever,nicenlneotfiersncavenoonEeiaEniaslsn
and should not be used for any purpose other than as a means of reference herein. 

Table 1-A ParceEnIoformatoo 

Parcel Designatoo Parcel Address Tax ID Number 

A 626 East Front Street 28-51-102-003-10 

B 636 East Front Street 28-51-102-006-00 
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Both parcels are owned by TBA Credit Union. Tcencooiacinlo orCatoon ornTBAnorenlinUoloonls: 

Karen Browne 
TBA Credit Union 
2900 W. South Airport Road 
Traverse City, Michigan 49684 
Phone:  (231) 946-7141 

 Proposed Future Ownership 1.1.3
TBA Credit Union. 

 DeEloqueoinTaxes,nIoieresi,naonnPeoaEtes 1.1.4
NonneEloqueoiniaxes,nloieresi,nornoeoaEtesnarenroowonionexlsin ornicenorooerit.  

  xlstng and Proposed Future Zoning for Each Eligible Property 1.1.5
The Property is zoned C3 – Community Center District. The C3 – Community Center District zoning is 
appropriate and allows for the redevelopment by TBA Credit Union as proposed. 

1.2 Historical Use of Each Eligible Property 
The two Property parcels have been used individually for a variety of purposes. These uses have ranged 
 roCniraosooriatoonioncoCCerclaE. ParceEnAncooialoennralEroannslnloisnaonnaonassoclaiennoEatorCn roCn
the 1910s into the 1970s, warehousing from the late 1920s to the 1970s, and a restaurant from the late 
8970snuotEnicenEaien2000s. Parcel B contained railroad sidings and a fruit warehouse from the 1910s to 
icenEaien8960s,naniasoEloenservlcensiatoon roCnicenEaien8960snionicenearEt 2000s, and loierClteoin
temporary produce stands from the mid-2000s to 2012. 

1.3 Current Use of Each Eligible Property 
The Property currently contains two vacant commercial buildings (a former restaurant building on Parcel 
A aonnan orCerniasoEloensiatooniulEding on Parcel B).  xierlornoortoosno nicenProoeritnlocEunenoavenn
parking areas, driveways, and landscaped areas. Ionannltoo,nanwooneonnecrnoato,nanireeoieEinarea,naonn
concrete dumpster enclosure are located on Parcel A; and a large canopy over two former pump islands, 
concrete, asphalt, gravel paved areas, and a small walk-in-cooler are located on Parcel B. The Property is 
ooincurreoiEtnusenn ornaotnsliolficaoinornoivlousnourooseo 

1.4 Summary of Proposed Redevelopment and Future Use for Each Eligible Property 
This Project will involve the neCoEltoono nicenexlstoinsiruciures,nCaoaieCeoino ncoosiructoonnerlvenn
residual materials, and development of a new three-story building. The Project proposes to redevelop 
uonerutEliennvacaoinorooeritnloionancooieCoorartnCuEt-siortnofficenaonnfioaoclaEnlostiutoon
headquarters. The redevelopment integrates design elements, environmental due care management, 
and economic development to further goals of the City of Traverse City, Grand Traverse County (GTC), 
the Michigan Department of Environmental Quality (MDEQ) and the Michigan Economic Development 
oorooratoon(  Dod. It will result in: (8dnicencoCCuolitnaonnCuolcloaEnieoefiisno nlocreasennorooeritn
iaxesnoonicenProoerit;n(2dnnuencarenactvltesnicainwlEEnannressnicencooiaCloatoonoonicenProoerit,n
renucloinicenicreainioncuCaonceaEicnaonniceneovlrooCeoi;naonn( dnansuisiaotaEnlCoroveCeoinionicen
aooearaocenaonnaesicetcsno nicenProoeritnwclccnwlEEnasslsinlonlocreasloinicenorooeritnvaEuesno nicen
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neighboring community. TcenoveraEEnreneveEooCeoino niclsnslienwlEEnlocEunenneCoEltoono nicenexlstoin
structures, eovlrooCeoiaEnactvltes, and redevelopment of a new 21,266 square foot three story 
headquarters iulEnloinwlicnanoartaEEtnfiolscenniaseCeoi.  

1.5 Information Required by Section 15(15) of the Statute 

 Sufficleoctnof IndivlnuaEnActvltesnionCompEeien EliliEenActvltes 1.5.1
• BrowofieEn aonn orrnPEaonPreoaratoo—The BrowofieEnnPEao and work plan have been 

completed in accordance with Act 381.  
• Infrastructure Improvements—Io rasiruciurenlCoroveCeoisnarensufficleoinioncoCoEeienicen

orojecinslocenicetnwlEEnresuEinlonlCoroveCeoisnicainwlEEnnlreciEtnieoefiinicenorooeritnaonnouiElcn
generally. 

• Lead and Asbestos Survey and Abatement—LeannaonnasiesiosnsurvetnaonnaiaieCeoinactvltesn
arensufficleoinioncoCoEeieniceneEliliEenactvltesniecausenicetnwlEEn uEEtnaiaienEeannoaloinaonn
asiesiosncooialoloinCaierlaEsnoonicenProoeritnlonoreoaratoon orniulEnloinneCoEltooo 

• DeCoEltoo—SlienaonniulEnloinneCoEltoonactvltesnarensufficleoinioncoCoEete the eligible 
actvltesniecausenicetnwlEEncoCoEeieEtnreCovenexlstoinneveEooCeoin roCnicenProoerit.  

• SlienPreoaratoo—ooCoEetoono nslienoreoaratoonactvltes is sufficleoinioncoCoEeieniceneEliliEen
actvltesniecausenicetnwlEEnoreoarenicenslien ornoEaooennneveEooCeoinactvltesn(loeo,noewn
coosiructoodon 

 Necessity ofnIonlvlnuaEnActvltesnio CompEeien EliliEenActvltes 1.5.2
• BrowofieEnnPEao aonn orrnPEaonPreoaratoo—Approval of the BrowofieEnnPEao and work plan is 

oecessartnionCarenicenneveEooCeoinfioaoclaEly feasible. 
• Infrastructure Improvements—All Infrastructure improvements proposed are necessary to 

coCoEtnwlicnEocaEnruEesnaonnreiuEatoos,naonnwlEEnlCorovenlo rasiruciurenquaElitn ornicenouiElcn
generally. Consequently, the road improvements, transformer pole, and the associated support 
worrniasrsnarenoecessartnactvltesn ornsuccess uEnreneveEooCeoi.  

• Lead and Asbestos Survey and Abatement—The current buildings on the Property need to be 
demolished to accommodate the new development. Asbestos and lead paint abatement 
actvltesnarenrequlrennioncoCoEeieniulEnloinneCoEltoonactvltesnlonaccornaocenwlicnsiaienaonn
 eneraEnreiuEatooso 

• DeCoEltoo—Duenionicenoreseoceno naiaonooennutEltes,noarrloinEois,naonniulEnlois,nicenslien
neCoEltoonaonniulEnloinneCoEltoo arenoecessartnactvltes. Toieicer,nicenslienneCoEltoonaonn
iulEnloinneCoEltoonwlEEnsufficleoiEtncoCoEeienneCoEltoonoonicenProoeriton 

• SlienPreoaratoo—DuenionexlstoinBrowofieEn coonltoosnoonicenProoerit,ncoCoEetoono nicenslien
oreoaratoonactvltes—asnweEEnasnneCoEltoonaonnEeannaonnasiesiosnaiaieCeoi—are necessary 
ionoreoarenicenslien ornoEaooennneveEooCeoinactvltesn(loeo,noewncoosiructood.  

 Reasonableness of Costs 1.5.3
TcenestCaiesn ornicenlonlvlnuaEnactvltesnareniasennoonoreElCloartncoCoettvenilds. TcenestCaiesnaren
market-rate and are thus presumed to be reasonable. 

 PuiElcnBeoefii 1.5.4
This development will provide a central downtown locale for one of Traverse City’s largest member 
owoennfioaoclaEnlostiutoos. TBA Credit Union’s mission is to serve the community by building trusted 
reEatoosclos,norovlnloincusioCliennfioaoclaEnoronucis,nanvocatoinfioaoclaEnElieract,naonneocourailoin
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voEuoieerlsConTclsnneveEooCeoinwlEEnuEtCaieEtnaEEownTBAnorenlinUoloonionaccleve its mission by serving 
the public including members and non-members alike.  

This new development will serve the public community by providing a venue  ornCeetoisnaonn
community events. Ionannltoo,niclsnveouenwlEEnorovlnenansoacenionsuooorincoCCuolitnenucatooaEn
seCloarsnaonnvoEuoieernactvltes. It will also improve public sidewalks, roadways, and landscaping 
around the Property. 

TcesenuonerutEliennorooertesncooialoloinanvacaoinresiauraoinaonniasoEloenservlcensiatoonwlEEnien
transformed into a contemporary three-siortnfioaoclaEnlostiutoonceanquariersonTcenvlsuaEnaonnaesicetcn
lCoroveCeoisnwlEEnienansliolficaoinaonnoosltvenouiElcnieoefiinionicenoeliciorcoononOveraEE,nicenoewn
development wlEEnresuEinlonannltooaEniaxnreveouen ornaEEniaxloinjurlsnlctoos ooceneEliliEenactvltesncaven
been reimbursed. 

 Reuse of Vacant Buildings and Redevelopment of Blighted Property   1.5.5
This Project consists of redevelopment of property which currently contains two dilapidated, vacant 
buildings. Both could be designated as iEliciennorn uoctooaEEtnoisoEeie,niuinslocenioicnaren aclEltes,nlin
was unnecessary to do so. Neither structure could serve the commercial markets at generally accepted 
market rates. Tcere ore,nicenexlstoiniulEnloisnwlEEnienneCoElscen.  

The new development will create a three-siortnfioaoclaEnlostiutoonceanquariersonIonannltoo,nit will 
reCoveniElicinicrouicnreneveEooCeoinaonnicenreCovaEno nexlstoiniulEnlois and/or structures. 
UEtCaieEt,niclsnoewnneveEooCeoinwlEEnoosltveEtnlCoacinicenaesicetcnaonnvlsuaEnaaecino nicenProoerito 

 JoinCreatoo 1.5.6
AonestCaieno n 6 full-tCenequlvaEeoin( T dnjoisnls aotcloaiennionienreialoennaonnancooservatven
estCaieno n87 new jobs is aotcloaiennioniencreaiennitniclsnoew project. The average annual salary for 
icesenoosltoosnwlEEnien  3,702. Basennoon2,000ncoursnoerntear,nicenaveraiencourEtnwaienwlEEnien 89o 5.   

 Unemployment Status 1.5.7
Accornloinionicen lccliaonLaiorn arreinIo orCatoonstsieC,nicenGrand Traverse County unemployment 
rate was 9.1% in February 2013. ooCoaratveEt,nicenFebruary 2013 unemployment rate was 9.3% in the 
State of Michigan, and 8.1% in the United States. 

 CooiamloatoonAEEevlatoo 1.5.8
TcenProoeritnwlEEnienoreoarennionCarenlinsuliaiEen ornneveEooCeoi,naonnaooroorlaienactvltesnwlEEnien
performed to prevent unacceptable exposure to hazardous substances in soil and groundwater which 
may be hazardous to human health, safety, and the environment.  ovlrooCeoiaEncoonltoosnoonicen
ProoeritnarennlscussennlonneialEnlonSectoon2o2.  eCenlaEnactvltesnarennlscussennlonneialEnlonSectoon o8.  

 PrlvaienSeciornCooirliutoo 1.5.9
TBA Credit Union lsnexoectoinaonlovesiCeoino naooroxlCaieEtn 7o235nClEEloon ornicenProjeci. TBA Credit 
UoloonlsnaooEtloin orn D EnEoaon uonloinicrouicnicenB Lnaonn  L noroiraCsnestCaien ain 8, 58,937. 
The balance will be funded directly by TBA Credit Union. 

 Cost Gap Comparison 1.5.10
OicernGreeofieEnnsliesnwerencooslnerennicainwouEnncavenieeonCorenaaornaiEeon owever,nTBAnorenlin
Union determined a headquarters located within the Traverse City limits would best serve its members 
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and non-members of the community. Refer to the BrowofieEnnPEao orovlnennlonAtaccCeoinAn orn
lo orCatoonreEaiennionBrowofieEn costs. 

 BrowofieEn Creatoo 1.5.11
This Project will not create a new BrowofieEn site. 

 Project Financial Data 1.5.12
TcenProjecincaoooinoroceennwlicouinicenloceotvesncooieCoEaienn orniclsnreneveEooCeoi. The Developer 
aotcloaiesnCarloinaonlovesiCeoino naooroxlCaieEtn 7.285 million in real and personal property 
improvements on the Property. The Developer wlEEnfioaocenaEEn EliliEenActvltesnuonerniclsnPEaonreEaiennion
improvements on the Property with MDEQ BRL and RRLF loans and private funds.  

 Ioceotves 1.5.13
TcenioiaEnestCaienncosino niceneEliliEenactvltesnionienrelCiursennicrouicnicencaoiureno niaxnlocreCeot 
revenues is provided in Table 1. The reimbursement to the Developer through the capture of tax 
increment revenues lsnestCaiennionie  2.7 million, including interest. TcenDeveEooernaotcloaiesnCarloin
an lovesiCeoino naooroxlCaieEtn 7o235 million in real property improvements on the Property with 
MDEQ BRL and RRLF loans and private funds. Redevelopment of the Property is expected to 
subsequently generate increases in taxable value and result in incremental taxable value in 2015. The 
DeveEooernwlEEnfioaocenaEEn EliliEenActvltesnuonerniclsnPEaonreEaiennionlCoroveCeoisnoonicenProoerit. 
 e ernionTaiEen8n ornannltooaEnneialEnoonicesenactvlteso 

 AnnltooaEnIoformatoo 1.5.14
None. 

2.0 Current Property Conditions 

2.1 Property Eligibility 
TcenProoeritnlsncooslnerenn“eEliliEenorooerit”nasnnefioennitnAcin 38,nSectoon2niecause:n(adnicenProoeritn
wasnorevlousEtnutEliennancoCCerclaEnouroose;n(idnlinlsnEocaiennwliclonicenolitno nTraversenolit,nanquaElfienn
local governmental unit, or “Core Community” under Act 381; and (c) it (each parcel, independently) is 
determined to be a “facility.” 

2.2 Summary of Environmental Conditions 
Under Part 201, a "Facility" “means any area, place, or property where a hazardous substance in excess 
o nicencooceoiratoosnicainsats tnicencEeaouoncrlierlan ornuoresirlciennreslneotaEnusencasnieeonreEeasen,n
deposited, disposed of, or otherwise comes to be located.”  M.C.L. § 324.20101(1) (s). A "Release" 
“includes, but is not limited to, any spilling, leaking, pumping, pourioi,neCltoi,neCoitloi,nnlsccariloi,n
lojectoi,nescaoloi,nEeaccloi,nnuColoi,nornnlsoosloino nancaiarnousnsuisiaocenloioniceneovlrooCeoi,norn
the abandonment or discarding of barrels, containers, and other closed receptacles containing a 
hazardous substance.” M.C.L. § 324.20101(1) (mm).  

  ovlroomeoiaEnIovestiatoos 2.2.1
The following eovlrooCeoiaEnlovestiatoosnhave been completed on the Property: 
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•  D En lEenIo orCatoo, (Various Consultants) 
• Phase I ESA, completed on July 27, 2012 by AKT Peerless  
• Phase II ESA, conducted on July 23, 2012 by AKT Peerless 
• Baseline Environmental Assessment, completed on August 1, 2012 by AKT Peerless 
• Supplemental Phase II ESA, completed on March 18, 2013 by AKT Peerless 
• Pre-Development Due Care Plan, completed on March 19, 2013 by AKT Peerless 

SuCCarlesno nicenreoorisnaonnactvltesnreEevaoinionslie coonltoos,nslocenainEeasin2000, are provided in 
icen oEEowloinsectooso 

2.2.1.1  MD QnFlEenIoformatoo 
According to the MDEQ fiEenlo orCatoo,nlon arccn2000nbenzene and methyl-tert-butyl-ether (MTBE) 
werenneieciennlonoa-site monitoring wells located on the northern adjoining property (Sunset Park). 
These wells were historically installed to monitor a release of trichloroethylene (TCE) Cliratoin roCn
Meach’s Cleaners approximately 0.3-miles south of the property. In March 2001, the three underground 
sioraieniaorsn(USTsdnEocaiennoonParceEnBnwerensuijeciennionticioessniestoinicainlneotfiennicenUSTsnweren
oointici. USTsn#8naonn#2nwerensuisequeoiEtniareonoa-line and pumped down. Four temporary 
moniiorloinweEEsnwerenlosiaEEennnowoiranleoino nicenUSTsnicainlneotfiennoeiroEeuCncoostiueoisnlon
irouonwaiernaiovenParin208n eslneotaEnDrlorloin aiernorlierlan(D d. AncoofirCennreEeasenwasnreoorienn
oonAuiusin28,n2008niasennoonicenaoaEttcaEnresuEiso 

In Octoiern2004,naonAnClolsiratvenIosoectoon arraoinwasniraoiennionicen D Enlonornernioncoonucin
resooosenactvltesnlocEunloinlovestiatoosnionccaracierliensolEnaonnirouonwaiernoonicenProperty with 
reiarnnionicenAuiusin2008ncoofirCennreEease. In November 2004, the MDEQ advanced twenty soil 
borings (SB-1 through SB-20) and installed thirteen monitoring wells (RL-1 through RL-13) on the 
Property and adjoining property to the north. Ionannltoo,nicen D EncoonuciennanieooctslcaEnsurvetn
across the Property to neierCloenl nannltooaEnUSTsnwerenoreseoi. TcenieooctslcaEnsurvetnlneotfiennan
1,000-gallon waste oil UST south of the building.  

In January 2005, the waste oil UST was removed from the Property. DurloinreCovaEnactvltes,nseveraEn
holes were observed in the eastern end of the UST, although no visual or olfactory evidence of a release 
was noted during the removal. LaioraiortnaoaEttcaEnresuEisn roCnsolEnsaCoEesncoEEecienn roCnieoeaicn
icenUSTnlneotfiennicenoreseoceno noaocicaEeoe,n2-methylnaphthalene, and diesel range organics (DROs) 
loniceneasieroneonno nicenexcavatoo. AnsecoonncoofirCennreEeasenwasnreooriennoonJaouartn89,n2005o 

In November 2008, USTs #1 through #3 were removed from the area east of the Parcel B building. Soil 
samples were collected from beoeaicneaccnUST,naEooinicenololoinruosncoooectoinicenUSTsnionicen
dispensers, and beneath the six fuel dispensers. Non uricernlo orCatoonwasnavalEaiEe. In March 2009, a 
Consent Judgment wasncaonennnowonicainlneotfiennBEaroetnoasiEenOlEnooCoaotnasnElaiEen or the 
petroleum releases on the Property. The judgment also indicated that a Final Assessment Report (FAR) 
aonnoorrectvenActoonPEaon(oAPdnwouEnnoeennioniencoCoEeiennitn arccn2080o 

Between September 2009 and January 2010, Compliance, Inc. advanced nine soil borings, installed ten 
temporary monitoring wells and two permanent monitoring wells on the Property and the northern 
adjoining property. A total of forty-fivensolEnsaCoEesnwerencoEEecienn orniasoEloenraoienvoEatEenoriaolcn
compounds (VOCs), VOCs, lead, and waste oil UST parameters. SolEnlCoacinwasnlneotfiennieoeaicnicen
north ends of former USTs #1 and #2, beneath each of the six fuel dispensers, and beneath the waste oil 
UST. Groundwater was encountered between 8.0 and 10.0-feet below ground surface (bgs). Subsurface 
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coonltoosncooslsienno nCenluCniralonsaonn roCnirouonnsur acenion9o0-feet bgs, underlain by medium to 
coarse grain sand with nlscootouousnfioenioncoarseniraveEnEatersnion85o0n eeiniis,nicenCaxlCuCnneoicn
explored. The report also noted that the medium to coarse grain sand layer exists to at least 62.0-feet 
bgs according to previous MDEQ soil borings. 

An A nwasnsuiCltennlon arccn2080nicainlneotfiennicen oEEowloinorooosennoAP:ncootouennirouonwaiern
monitoring to demonstrate plume stability; aonnoaiuraEnateouatoonloncoCiloatoonwlicnanresirlctven
covenant (RC). According to the CAP, semi-aoouaEnirouonwaiernsaCoEloinwouEnnoccurnuotEnicenoa-site 
groundwater was determined to be below Tier I Risk Based Screening Levels (RBSLs) for drinking water 
and groundwater to surface water interface. The RC wouEnniensuiCltennionicen eilsierno nDeensnicain
wouEnnlocEunenicen oEEowloi:n(8dnresirlcton on any type of groundwater use on the Property (other than 
monitoring); and (2) a provision that the property must remain in commercial use. 

Tcen D Enlssuennan alEurenioncoCoEtnwlicncooseoinjuniCeoinnocuCeoinlonJaouartn2088ncltoinicainicen
 A nwasnsuiCltennwlicnicen oEEowloinneficleocles:n(8dnicenoreseocenornaiseoceno n reenoronucinoonicen
property was not determined; (2) the extent of SolEnSaiuratoonScreeoloinLeveEsn(Csat) soils was not 
determined; and (3) the CAP did ooinannressnaEEncooiaCloatoon(loeo, solEnlCoacinlsnactoinasnan
groundwater conduit). 

BEaroetnoasiEensuiCltennansecoonn A noonJaouartn ,n2082nwhich indicated that afernseveraEnnlscussloosn
with the MDEQ, it was determined the main concern was that the MDEQ did not believe the CAP 
orovlnennorooernoroiectoonioncuCaonceaEicnaonniceneovlrooCeoi. IinwasnneierCloennicensoEutoonwouEnn
be to implement an on-site aonnoa-site RC (i.e., Sunset Park); as well as implement a Michigan 
DeoariCeoino nTraosooriatoon(MDOT) IostiutooaEnoooiroEnLlceosenionnocuCeoinassuCennlCoacinlonicen
MDOT right of way. As such, the MDEQ issued a response to the FAR in March 2012 that included an 
aunlino nicen A nsiatoin“the FAR is approved pending the inclusion of the MDEQ comments into the final 
version of the restrictons  the on ann oo-site RCs) and the MDOT form.” 

Restrictive Covenant 

An RC for 636 East Front Street was suiCltennionicen eilsierno nDeensnitnBEaroetnoasiEenlonJuEtn2082. 
The RC imposes requirements that users of the Property must adhere to during redevelopment and 
future use. The RC requirements are summarized below: 

• The Property must remain non-reslneotal in perpetuity. 
• Users must maintain exposure controls (direct contact barrier), in compliance with the Leaking 

Underground Storage Tank Final Assessment Report (FAR) dated January 3, 2012, in order to 
eosureniceneaectveoessnaonnloieirlitno nicencorrectvenactoo.  

• TcenreneveEooCeoinorocessnCusinevaEuaienicenvaoornloirusloonoaicwatnornoresuCotveEtn
remediate it. AnnltooaEnresooosenactvltesnainicenslienCatnlocEunenlosiaEEatoono nanvaoorniarrlern
ooniceniulEnloi’sn ouonatoonstsieCsnaonnoossliEtnanoasslvenornactvenveotoinstsieCo 

• Usersnarenoroclilienn roCnirouonwaiernusen(icouicnaEEowsnnewaierloinl nflulnnlsnCaoaienn
correciEtnaonnoossliEtnlocEunesnlosiaEEatoono nanwaieroroofioinCeCiraoenionicenorooosenn
iulEnloin ouonatoodo 

• The redevelopment process must manage contaminated soils appropriately. 
• UsersnCusinoreveoinlofiEiratoono nwaiern(loeo,nCaloialonlCoervlousnsur acenacrossnicenProoeritn

aonnCatnlocEunensoeclficneoiloeerloincooiroEsd.  

These conditions may also be managed through the implementation of remediation of the site to 
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remove unacceptable levels of contamination.  

2.2.1.2  AKT Peerless’ July 2012 Phase I ESA 
AKT Peerless completed a Phase I ESA for the Property on July 27, 2012. The Phase I ESA included, but 
was not limited to: a site walkover; review of government records; assembly and review of data from 
area maps, as well as historical resources; and interviews with the site owner, others familiar with the 
Property, and governmeoinofficlaEs. This assessment has revealed evidence of the following recognized 
eovlrooCeoiaEncoonltoosn(  osdnassoclaiennwlicnicenProperty:  

REC 1 -   alEroannslnloisnwerenoreseoinaEooinicenooriceronoortoono nParceEnAn roCnainEeasin8920nuotEn
1978 and Parcel B  roCnainEeasin8920nuotEn8969nwceonicetnwerenreCoven. PoieotaEncoocerosn
itolcaEEtnassoclaiennwlicnralEroannsoursnlocEunenicenuseno nfiEEnCaierlaEsnasniaEEasinionsuooorintesn
and rails of the railroad tracks, and leaks or spills of hazardous materials or petroleum products. 

REC 2 -  AnEariencoaEnolEenwasnclsiorlcaEEtnEocaiennoonicensouiceronoortoono nParceEnAnlonainEeasin8946. AKT 
PeerEessnwasnuoaiEenionneierCloenicenEeoiicno ntCenicainicencoaEnolEenwasnEocaiennoonicen
Property. 

REC 3 -  Parcel B of the Property lsnlneotfied on the state registered UST and leaking underground 
storage tank (LUST) databases. Parcel B of the Property clsiorlcaEEtnooeraiennasnaniasoEloenfiEEloin
siatoon roCnainEeasin8969nicrouicn2008. OoeratoosnlocEunennicenuseno nicreeniasoEloenUSTsn
(removed in November 2008), one 1,000-gallon waste oil UST (removed in 2005), and the use of 
six fuel dispenser on two pump islands (removed in November 2008). TwoncoofirCennreEeasesn
have been reported for this Parcel in August 2001 (gasoline) and January 19, 2005 (waste oil), 
which remain open. 

REC 4 -  PrevlousnlovestiatoosnoonParceEnBncavenlneotfiennicenorooeritnasnan“ aclElit”niasennoon
petroleum impact in the soil and groundwater on-site. The most recent sampling event in April 
2082nlneotfiennicenoreseoceno nieoieoe, toluene, ethylbenzene, xylenes (BTEX), and 
trimethylbenzene isomers (TMBs) in groundwater in excess of current Part 201 MDEQ 
 eslneotaEnoEeaouonorlierla. To date, no petroleum impacted soils have been removed from the 
Property. 

REC 5 -  Parcel B of the Property isnaEsonlneotfiennoonicenactvlitnusenElCliatoosn(AULdnnaiaiaseniasennoon
anresirlctvencoveoaoinfiEenn ornParceEnB. TcenresirlctvencoveoaoinwasnsuiCltennionicen eilsierno n
Deeds that included the following: (1) restrict any type of groundwater use on the Property 
(other than monitoring); and (2) the property must remain in commercial use. 

REC 6 -  Parcel B of the Property aEsonooeraiennasnaonauioCoilEenservlcensiatoon roCnainEeasin8969n
through 2001. DurloinicaintCe,niwonlo-irouonnctnrauElcncolsisnwerenutElien, along with a trench 
drain inside the building. AKTnPeerEessnoiservennicencoocreienfloornwliclonicen orCernauioCoilEen
service building to be stained with oil-based materials during the site reconnaissance. AKT 
PeerEessnnlnnooinlneot tnaotnevlneoceno norevious sampling within the building. 

REC 7 -  The southern adjoining property contained a railroad right of way from at least 1920 through 
1986. PoieotaEncoocerosnitolcaEEtnassoclaiennwlicnralEroannsoursnlocEunenicenuseno nfiEEnCaierlaEsn
asniaEEasinionsuooorintesnand rails of the railroad tracks, and leaks or spills of hazardous materials 
or petroleum products. 
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REC 8 -  TcensouiceronaonnwesieronanjololoinorooertesnwerenclsiorlcaEEtnassoclaiennwlicnicenTraversen
City Lumber Company from the 1940s through 1986. Subsurface investiatoosnoonicesen
orooertesncavenlneotfiennicenoreseoceno nieoieoe,nxtEeoes,nT Bs,nooEtoucEearnaroCatcsn
(PNAsd,noaocicaEeoe,naonnEeannlonsolEnaonnirouonwaiernaiovencurreoinParin208n eslneotaEn
Cleanup Criteria (RCC). 

REC 9 -  Ionannltoo,nassessloinneoariCeoinlo orCatoonlneotfiennicenoreseoceno naonolEnUSTnaonn
associated underground piping near a boiler building on the southern adjoining property 
(Traverse City Lumber Company), less than 100 feet from the Property boundary. 

REC 10 -  Anoearitnorooeritnlneotfiennasn each’s Cleaners and located at 725 8th Street, has been 
lneotfiennasnicensourceno nanEarienieiraccEoroeictEeoen(Po dnirouonwaiernoEuCenicainexieonsnion
Grand Traverse Bay. The Property is located within this PCE plume. 

2.2.1.3  AKT Peerless’ July 2012 Phase II ESA 
On July 23, 2012, AKT Peerless conducted a Phase II ESA at the Property for the following purposes: (1) 
to evaEuaien ornicenoreseoceno ncooiaCloatoonoonicenProperty iasennoonicen  osnlneotfiennwliclonAKTn
PeerEess’nJuEtn2082nPcasenIn SA;naonn(2dnionoiialoncurreoinnaianreEaiennionseEecinclsiorlcaEncooceoiratoosn
o ncooiaCloatoonionneierCloenl nicenProperty cootouesnionCeeinicennefioltoono nan aclElitnasnnefioennlon
Part 201 of NaiuraEn esourcesn ovlrooCeoiaEnProiectoonAcin(NREPA), Michigan Public Act (PA) 451, 1994, 
as amended. 

AKT Peerless conducted the following scope of work: (1) advanced 10 soil borings to a maximum depth 
of 16.0 feet bgs; (2) installed three teCoorartnCooliorloinweEEsnlonicenfirsineocouoierennirouonwaier;n( dn
sampled three permanent monitoring wells present on Parcel B associated with the leaking underground 
sioraieniaorn(LUSTdnlovestiatoon(i.e., RL-6, RL-8, and RL-2); (4) collected ten soil and six groundwater 
saCoEes;naonn(5dnsuiCltennseEecinsaCoEesn ornEaioraiortnaoaEtslsn orntarget parameters including:  VOCs, 
PNAs, polychlorinated biphenyls (PCBs), and Michigan 10 Metals (arsenic, barium, cadmium, total 
chromium, copper, lead, mercury , selenium, silver, and zinc). Ionannltoo,nicen D EnaonnooCoElaoce,n
Inc. suiCltennseveraEnsolEnsaCoEesn ornEaioraiortnaoaEtslsno nseEecinoaraCeiers, including BTEX, TMBs, 
PNAs, naphthalene, 2-methylnaphthalene, MTBE, and dissolved lead. The results of the Phase II ESA 
lovestiatoonlneotfiennicen oEEowloi: 

• Benzene, toluene, ethylbenzene, xylenes, 2-methylnaphthalene, naphthalene, 1,2,4 
trimethylbenzene, 1,3,5 trimethylbenzene, and total chromium were detected in soil across the 
Property aincooceoiratoosnexceeding the MDEQ Part 201 RCC. VarlousncooceoiratoosnlonsolEn
were detected above the Groundwater-Sur acen aiernIoier acenProiectoon(GSIPdncrlierlanaonn
Drlorloin aiernProiectoon(D Pdncrlierla 

• Toluene, ethylbenzene, xylenes, naphthalene, 1,2,4 trimethylbenzene, and 1,3,5 
trimethylbenzene were detected in shallow groundwater at the Property aincooceoiratoosn
exceeding the MDEQ Part 201 RCC. Varlousncooceoiratoosnlonirouonwaiernwerenneieciennaioven
the Groundwater-Surface Water Interface (GSI) criteria and DW criteria. 

BasennoonicenEaioraiortnaoaEttcaEnresuEis,nicenProperty Ceeisnicennefioltoono nan aclElit,nasnnefioennlon
Part 201 of the NREPA, Michigan Public Act (PA) 451, 1994, as amended. 

2.2.1.4  AKT Peerless’ August 2012 BEA 
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Based on laboratory analytcaEnresuEis,nboth parcels of the Property Ceeinicennefioltoono nan aclElit,nasn
nefioennlonParin208no nicenN  PA,n lccliaonPAn458,n8994,nasnaCeonen. AKT Peerless completed a BEA for 
the Property on behalf of TBA Credit Union on August 1, 2012. The BEA was disclosed to the MDEQ. 

2.2.1.5  AKT Peerless’ March 2013 Supplemental Phase II ESA 
On March 18, 2013, AKT Peerless completed a Supplemental Phase II ESA at the Property to evaluate 
cooiaCloatoonoonicenProperty for nuencarencooslneratoosnaonnredevelopment purposes. On February 
14 and 15, 2013, AKT Peerless conducted the following scope of work: (1) advanced 16 soil borings to 
depths ranging from 4.0 to 16.0 feet bgs; (2) installed two temporary monitoring wells to 30 feet bgs; (3) 
installed three soil gas sampling points; (4) collected twenty-two soil, three soil gas, and six groundwater 
saCoEes;naonn(5dnsuiCltennseEecinsaCoEesn ornEaioraiortnaoaEtslsnfor target parameters, including for 
VOCs, EDB, PNAs, PCBs, and Michigan 10 Metals. TcenresuEisno nicenPcasenIIn SAnlovestiatoonlneotfienn
the following: 

• Benzene, toluene, xylenes, 2-methylnaphthalene, naphthalene, isopropyl benzene, n-
propylbenzene, 1,2,4 trimethylbenzene, 1,3,5 trimethylbenzene, and total chromium were 
detected in soil across the Property aincooceoiratoosnexceenloinicenMDEQ Part 201 RCC and 
Non- eslneotaEnoEeaouonorlierla (NRCC). VarlousncooceoiratoosnlonsolEnwerenneieciennaiovenicen
GSIP criteria and DWP criteria. 

• Ethylbenzene, isopropyl benzene, n-propylbenzene, xylenes, 2-methylnaphthalene, 1,2,4 
trimethylbenzene, 1,3,5 trimethylbenzene, and tetrachloroethylene were detected in 
groundwater at the Property aincooceoiratoosnexceenloinicen D EnParin208nRCC and NRCC. 
VarlousncooceoiratoosnlonirouonwaiernwerenneieciennaiovenicenGSI criteria, DW criteria, and 
nrafnGrouonwaiernSuConoooceoiratoosn ornVaoornIoirusloon(GSVIdo 

2.2.1.6  AKT Peerless March 2013 Pre-Development Due Care Plan 
AKT Peerless prepared a Pre-Development Sectoon7anooCoElaocenAoaEtslsn(DuenoarenPEaodn ornicen
Property. The Due Care Plan summarizes environmental contaminants on the Property, and includes an 
exoosurenoaicwatnevaEuatoonaonnaonouiEloeno nnuencarenoiEliatoosnbased on the current use of the 
Property (Non- eslneotaEdnincluding:  

• UoneriarloinCeasuresnionoreveoinexaceriatoono nexlstoincooiaCloatooo 
•  xerclsloinnuencarenitnuoneriarloinresooosenactvltesnionCltiaienuoacceoiaiEenexoosurenion

caiarnousnsuisiaoces,nCltiaienfirenaonnexoEoslooncaiarnsnnuenioncaiarnousnsuisiaoces,naonn
allow for the intended use of the Property in a manner that protects health and safety. 

• TarloinreasooaiEenorecautoosnaialosinicenreasooaiEtn oreseeaiEenacisnornoClssloosno naniclrnn
party and the consequences that could result from those acts or omissions. 

• ProvlnloinreasooaiEencoooeratoo,nasslsiaoce,naonnaccessnionicenoersoosnthat are authorized to 
coonucinresooosenactvltesnainicen aclElit,nlocEunloinicencoooeratoonaonnaccessnoecessartn ornicen
losiaEEatoo,nloieirlit,nooeratoo,naonnCaloieoaoceno naotncoCoEeienornoartaEnresooosenactvlitnain
the facility. 

• Complying with any EaonnusenornresourcenusenresirlctoosnesiaiElscennornreElennoonloncoooectoon
wlicnicenresooosenactvltesnainicen aclElito 

• NoinlCoenloiniceneaectveoessnornloieirlitno naotnEaonnusenornresourcenusenresirlctooneCoEotenn
ainicen aclElitnloncoooectoonwlicnresooosenactvlteso 

AccornloinionicenDuenoarenPEao,noonexoosuresnornexaceriatoonarenaotcloaiennnurloinicenvacaoctnoerlonn
prior to development of the TBA Credit Union Headquarters. 
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 Summary ofnCurreoinKoowonCoonltoos 2.2.2
As demonstrated in the preceding, the ProoeritncasnieeonicorouicEtnlovestiaiennionneierCloenicensolE,n
soil gas, and groundwater quality that currently exist at the Property. TcenexlstoinsliencoonltoosnaEooin
with the RC requirements have created increased costs upon the proposed TBA Credit Union Project. 
 xcavatoo,nnewaierloi,nsolEniraosooriatoonaonnnlsoosaE,nirouonwaiernactvltes,nsiorCnwaiernstsieCs,n
and engineered controls must be carefully managed during the redevelopment as a result of the 
BrowofieEn coonltooso 

Blarney Castle is working towards closure of the LUST site (636 East Front Street) based on the RC fiEenn
with the Grand Traverse County Register of Deeds in July 2012. However, according to the MDEQ Storage 
TaornIo orCatoonDaiaiasen(SIDdnasno nMarch 14,n208 nicencoofirCennreEeases have not been closed.  

IonannltoonionoeiroEeuCncooiaCloaoisnicainarenElreEtnresuEiaoino nicenLUSTs,nother contaminants 
locEunloinVOos,neiconcavenieeonneieciennoonicenProoeritnaincooceoiratoosnexceenloinParin208n oo. 
TcesenannltooaEncooiaCloaoisnarenElreEtnresuEiaoino noicernclsiorlcaEnusesno nicenProoeritn(loeo,nralEn
slnlois,ncoaEnsioraie,nauioCoilEenreoalr,neicodnaonnoa-slienCliratoon roCncooiaCloaiennorooertesn
nearby. The following tables summarize the current coonltoosnreEatvenionaooElcaiEenParin208nRCC. 

Table 2-A Summary of Part 201 Exceedances in Soil 

Parameter 

Chemical 
Abstract 

Service (CAS) 
Number 

Sample Identification 
with Criteria 
Exceedance  

Part 201 Residential 
Criteria 

Exceeded/Established 
Criteria (µg/kg) 

Maximum 
Concentration 

(µg/kg)/Sample 
Location 

Chromium 7440-47-3 AKT B-2 0.5-2.0’ 
AKT B-4 0.5-2.0’ 
AKT SB-11 2.0-4.0’ 

GSIP/3,300 3,600 / AKT SB-11 

Benzene 71-43-2 AKT B-2 0.5-2.0’ 
AKT SB-01 2.0-4.0’ 
W Tank N** 
M Tank N** 
Dispenser 1** 
Dispenser 2** 
Dispenser 3** 
Dispenser 4** 
Dispenser 5** 
Piping 1** 
PW-N** 
PW-S** 
PW-M** 

DWP/100 1,580/Dispenser 2 

Toluene 108-88-3 Dispenser 2** GSIP/5,400 8,250/Dispenser 2 

Ethylbenzene 100-41-4 AKT SB-02 10.0-12.0’ 
Dispenser 2** 
PW-N** 

GSIP/360 4,200/AKT SB-02 

n-Propylbenzene 103-65-1 AKT SB-02 10.0-12.0’ DW/1,600 10,000/AKT SB-02 
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Parameter 

Chemical 
Abstract 

Service (CAS) 
Number 

Sample Identification 
with Criteria 
Exceedance  

Part 201 Residential 
Criteria 

Exceeded/Established 
Criteria (µg/kg) 

Maximum 
Concentration 

(µg/kg)/Sample 
Location 

Xylenes 1330-20-7 AKT SB-01 2.0-4.0’ 
AKT SB-02 10.0-12.0’ 
DEQ SB-5* 
DEQ SB-12* 
W Tank S** 
Dispenser 1** 
Dispenser 2** 
Dispenser 3** 
Dispenser 4** 
Dispenser 5** 
Dispenser 6** 
Piping 1** 
PW-N** 
PW-S** 
PW-M** 

DWP/5,600 
GSIP/820 

84,000/AKT SB-02 

2-
Methylnaphthalene 

91-57-6 AKT SB-02 10.0-12.0’ 
DEQ SB-5* 
DEQ SB-12* 

GSIP/4,200 32,000/DEQ SB-12 

Naphthalene 91-20-3 AKT SB-02 10.0-12.0’ 
DEQ SB-5* 
DEQ SB-12* 
Dispenser 1** 
Dispenser 2** 
East @ 6’4”*** 

GSIP/730 15,000/AKT SB-02 

1,2,4 
Trimethylbenzene 

95-63-6 AKT SB-01 2.0-4.0’ 
AKT SB-02 10.0-12.0’ 
DEQ SB-5* 
DEQ SB-6* 
DEQ SB-12* 
W Tank S** 
Dispenser 1** 
Dispenser 2** 
Dispenser 3** 
Dispenser 4** 
Dispenser 5** 
Dispenser 6** 
PW-N** 

DWP/2,100 
GSIP/570 

71,000/AKT SB-02 

1,3,5 
Trimethylbenzene 

108-67-8 AKT SB-02 10.0-12.0’ 
DEQ SB-5* 
DEQ SB-12* 
Dispenser 1** 
Dispenser 2** 

DWP/1,800 
GSIP/1,100 

29,000/AKT SB-02 
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Table Notes: 
DWP – Drinking Water Protection Criteria  
GSIP – Groundwater-Surface Water Interface Protection Criteria 
*Soil samples collected during November 2004 subsurface investigation 
**Soil samples collected during UST, piping, and dispenser removal in November 2008 
***Soil samples collected during waste oil UST removal in January 2005 
µg/kg = micrograms per kilogram. 
 

Table 2-B Summary of Part 201 Exceedances in Groundwater 

Parameter 

Chemical 
Abstract 

Service (CAS) 
Number 

Sample Identification 
with Criteria 
Exceedance  

Part 201 Residential 
Criteria 

Exceeded/Established 
Criteria (µg/L) 

Maximum 
Concentration 
(µg/L)/Sample 

Location 

Naphthalene 91-20-3 DEQ RL-6 
AKT SB-02/TMW-01 
14’ 
AKT SB-08/TMW-02 
30’ 

GSI/11 
GSVIC/5.0 

400/AKT SB-
02/TMW-01 

2-
Methylnaphthalene 

91-57-6 AKT SB-02/TMW-01 
14’ 
AKT SB-08/TMW-02 
30’ 

GSI/19 
GSVIC/5.0 

130/AKT SB-
02/TMW-01 

1,2,4 
Trimethylbenzene 

95-63-6 DEQ RL-5 
DEQ RL-6 
DEQ RL-9 
AKT SB-02/TMW-01 
14’ 
AKT SB-08/TMW-02 
14’ 
AKT SB-08/TMW-02 
22’ 
AKT SB-08/TMW-02 
30’ 

DW/63 
GSI/17 

3,010/DEQ RL-5 

1,3,5 
Trimethylbenzene 

108-67-8 DEQ RL-5 
DEQ RL-6 
DEQ RL-9 
AKT SB-02/TMW-01 
14’ 
AKT SB-08/TMW-02 
30’ 

DW/72 
GSI/45 

786/DEQ RL-5 
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Parameter 

Chemical 
Abstract 

Service (CAS) 
Number 

Sample Identification 
with Criteria 
Exceedance  

Part 201 Residential 
Criteria 

Exceeded/Established 
Criteria (µg/L) 

Maximum 
Concentration 
(µg/L)/Sample 

Location 

Xylenes 1330-20-7 DEQ RL-5 
DEQ RL-6 
DEQ RL-9 
AKT SB-02/TMW-01 
14’ 
AKT SB-08/TMW-02 
30’ 

DW/280 
GSI/41 

15,400/DEQ RL-5 

Toluene 108-88-3 DEQ RL-5 DW/270 
GSI/790 

9,120/DEQ RL-5 

Ethylbenzene 100-41-4 DEQ RL-5 
AKT SB-02/TMW-01 
14’ 

DW/18 
GSI/74 

2,170/DEQ RL-5 

Isopropyl benzene 98-82-8 AKT SB-02/TMW-01 
14’ 

GSI/28 
GSVIC/5.0 

43/AKT SB-
02/TMW-01 

n-Propylbenzene 103-65-1 AKT SB-02/TMW-01 
14’ 
AKT SB-08/TMW-02 
22’ 
AKT SB-08/TMW-02 
30’ 

DW/80 
GSVIC/1.0 

140/AKT SB-
02/TMW-01 

Chromium, Total 7440-47-3 AKT SB-02/TMW-01 
30’ 

DW/100 410/AKT SB-
02/TMW-01 

Lead 7439-92-1 AKT SB-02/TMW-01 
30’ 

DW/4.0 17/AKT SB-
02/TMW-01 

Tetrachloroethylene 127-18-4 AKT SB-02/TMW-01 
30’ 
AKT SB-08/TMW-02 
30’ 

DW/5.0 
GSVIC/5.0 

12/AKT SB-
02/TMW-01/AKT 
SB-08/TMW-02 

Table Notes: 
DW – Drinking Water Criteria 
GSI – Groundwater-Surface Water Interface Criteria 
GSVIC – Groundwater in Sump Vapor Intrusion Criteria 
µg/L = micrograms per liter. 
 

2.3 Functionally Obsolete 
" uoctooaEEtnoisoEeie"nCeaosnicainicenProoeritnlsnuoaiEenionienusennionanequaieEtnoer orCnicen
 uoctoon ornwclccnlinwasnloieonennnuenionansuisiaotaEnEossnlonvaEuenresuEtoin roCn aciorsnsuccnasn
overcaoaclit,nccaoiesnlonieccooEoit,nneficleoclesnornsuoeranequaclesnlonneslio,nornoicernslClEarn aciorsn
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icainaaecinicenProoeritnliseE nornicenProoerit'snreEatoosclonwlicnoicernsurrouonloinProperty. The 
Property is a  aclElitnaonncasnooinieeonneslioaiennasn uoctooaEEtnoisoEeieo 

2.4 Blighted 
"Blighted" means property that meets any applicable criteria set forth in Act 381, as determined by the 
governing body. Since the Property is a facility, aniElicinneierCloatooncasnooi been requested. 

2.5 Adjacent and Contiguous 
Tcenolitno nTraversenolitnlsncooslnerennanquaElfiennEocaEnioveroCeoiaEnuolinasnorovlnennlonAcin846no n2000,n
as amended. Tcennefioltoono n“ EliliEenProoerit”nlonPAn 38no n8996,nasnaCeonen,nlocEunesnProoeritnicain
is EocaiennlonanquaElfiennEocaEnioveroCeoiaEnuolinaonnlsnan aclElit,n uoctooaEEtnoisoEeie,norniEliciennaonn
locEunesnoarceEsnicainarenanjaceoinorncootiuousnionicainProoeritnl nicenneveEooCeoino nicenanjaceoinaonn
cootiuousnoarceEsnlsnestCaiennionlocreasenice captured taxable value of that Property. 

Both parcels comprised by the Property are  aclEltes, so the anjaceoinaonncootiuousneligibility is 
redundant. 

3.0 Scope of Work 

3.1 MDEQ Eligible Activities 
The Property will be prepared to make it suitable for neveEooCeoionAooroorlaienB Anactvltesn(PcasenIn
ESA, Phase II ESA, Supplemental Phase II ESA, and reports that have been completed as Act 381 eligible 
actvltesd,nnuencarenactvltes,naonnannltooaEnresooosenactvltesnwlEEnienaonncavenieeonoer orCennion
prevent exposure to materials hazardous to human health, safety, and the environment. The BRA is 
applying for ~1.4 million dollars (~ 8o4  d in MDEQ loan funds. As available, loan funds are expected to 
ienusennionoatn ornaEEneEliliEennuencare,nannltooaEnresooose,naonnneCoEltoonactvltesn(re ernionTaiEen8nin 
icenataccCeoisnfor more details) to be incurred in the future under this Work Plan. The proposed loan 
scooeno nworrnlsnnlscussennlonicen oEEowloinSectooson 

The Developer desires to be reimbursed for icencosisno neEliliEenactvltes. Tax increment revenue 
generated by the Property will be captured and may be used to reimburse aon/ornfioaocenthe cost of the 
eEliliEenactvltesncoCoEeiennoonicenProoerit,nasnauicorliennitnAcin 38,nasnaCeonennaonnoursuaoinionicen
terms of a Reimbursement Agreement (refer to Appendix C) with the Authority. Refer to Table 1 for a 
neialEennnescrlotoono nicen EliliEe Actvltesn ornicenProjecinaonnTaiEen2n orniaxnlocreCeoinfioaocloin
lo orCatooo 

The BRA is the applicant for the MDEQ loans and, if the loans are awarded, will administer the funds, as 
approved by MDEQ. Since the BRA, as part of its anClolsiratvenoversliht, also approves TIF 
reimbursement, it will perform the due diligence to ensure that there is no overlap in the 
reimbursement of loan-funded and developer-funded costs. 

 DuenCarenActvltes 3.1.1

3.1.1.1  Due Care Planning 
A Phase I ESA, Phase II ESAs, BEA (August 1, 2012) and Pre-Development Due Care Plan have been 
completed for the Property. Due Care Plans for coosiructoonactvltes ( ovlrooCeoiaEnooosiructoon
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Management Due Care Plan) and ooeratoono nicenProoeritn oEEowloincoosiructoo (Post-ooosiructoon
Due Care Plan), will be completed.  

TonneCoosiraiencoCoElaocenwlicnSectoon20807an(“Duenoare”d,nClolCuCn“resooosenactvlitnoEaos,”n
which may be necessary during site use and ownership, will be outlined. The proposed response 
actvltesnarenreEaiennio:n(8dnCltiatoono nexoosureniongroundwater wcosencooiaCloaoincooceoiratoosn
exceed MDEQ’s nrafnGSVI; and (2) proper management of impacted soil and groundwater during 
coosiructoonactvltesnwcosencooiaCloaoincooceoiratoosnexceenn D E’sn oC.  

The “Due Care” Plans will be completed in accordance with Part 201 of the NREPA, 1994 PA 451, as 
amended, and MDEQ Iosiructoosn ornPreoarloinaonnDlscEosloinBaseEloen ovlrooCeoiaEnAssessCeoisnaonn
Sectoon7anooCoElaocenAoaEtses,neaectven arccn88,n8999, as amended. The Due Care Plans will evaluate 
icenooieotaEnexoosurenrlsrsnassoclaiennwlicnsolEnaonnirouonwaierncooiaCloatoonainicenProoeritnlonElicin
o nicenoaiureno nicenorooosennneveEooCeoincoosiructoonactvltesnaonnoccuoaoctno nicenneveEooenn
property. AnneialEennirearnowono nicencosisnassoclaiennwlicniclsniasrnlsnorovlnennEaiernloniclsnsectoo.  

3.1.1.2  Dewatering 
Prevlousnsuisur acenlovestiatoonoiservennirouonwaiernainneoicsno naooroxlCaieEtn8 n eeiniison
Tcere ore,nicenooieotaEn ornlofiEiratoono nirouonwaiernloionicenoEaooennexcavatoosnexlsisonTonsuooorin
the proposed iulEnloincoosiructoo,nanieCoorartnirouonwaiernnewaierloinstsieCnwlEEnienlosiaEEennduring 
icenexcavatoono nsuisur acensolEsnaonncoosiructoono nicenorooosenniulEnloin ouonatoonaonnbasement, 
including the combined waieroroofioi/vapor barrier system. To excavate soil below the water table—in 
proximity to East Front Avenue and adjacent city streets—sieeEnsceetoinwlEEniennrlveonloionicenirouonn
(MSF aoorovennactvlitdonTcensceetoinlsnoecessartnionsuooorinicenouiElcnlo rasiruciurenanjaceoinionicen
ProoeritnaonnwlEEnasslsinwlicnirouonwaierncooiroEnlonicenooeonexcavatooonDewaierloinwlEEnienuoneriareon
itnjetennoolois,noEaceCeoino nieCoorartnnralonsuCos ornEaieraEs,nornancoCiloatoono neacc. The 
losiaEEatoono nicennewaierloinstsieCnwlEEnienaon S -aoorovennactvlit,naonnicennewaierloinliseE —due to 
icenirouonwaierncooiaCloatoo—will be an MDEQ-aoorovennactvlito 

Basennuooonaqul ernorooertesnlneotfiennnurloinslienccaracierliatoonaonnicenoEaooennneoicno nicensui-
iranenexcavatoo,nirouonwaiernoronuctoonnurloinnewaierloinooeratoosnlsnaotcloaiennionien
approximately 150,000 gallons per day for approximately 90 days or a total of approximately 13,500,000 
gaEEoosonTclsncooiaCloaiennirouonwaiernrequlresnannltooaEnCaoaieCeoinionorooerEtnnlsooseonAnolitno n
Traverse City Wastewater Treatment Plant (WWTP) permit to discharge the contaminated water to the 
municipal sanitary sewer will be secured. Treatment of the produced contaminated groundwater will 
cooslsino nutEliloinaonoxlnatooncceClcaEnorecloliatoo/coaiuEatoonwlicnfiEiratoonaonnfioaEnooElscloinwlicn
carioonaisorotooonSaCoEesnwlEEniencoEEecienn roCnwaiernloltaEEtnouCoenn roCnicenslienaonnoosin
treatment asnsoeclfiennitnicen  TPnoerClionI ncarioonaisorotoonchanges are required, appropriate 
measures will be taken. 

3.1.1.3  Soil Assessment and Response Actvltes 
SeveraEnlovestiatoosncavenieeoncoonuciennoonicenProoeritnthat detected VOCs and metals in soil and 
grouonwaiernaincooceoiratoosnicainexceenn D E’snParin208n oo. Metals and VOCs detected in soil 
aon/ornirouonwaiernainicenProoeritnnurloinoasinlovestiatoosnlocEune: 

Chromium Lead 

Benzene Toluene 
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Ethylbenzene Xylenes 

n-Propylbenzene Isopropyl Benzene 

2-Methylnaphthalene Naphthalene 

1,2,4 Trimethylbenzene 1,3,5-trimethylbenzene 

Tetrachloroethylene  

TBA Credit Union, intends to coosirucinanfioaoclaEnlostiutoonceanquariers. Therefore, TBA Credit Union 
oEaosnionlCoEeCeoinicen oEEowloinactoosnionreCenlaienornoicerwlsenCltiaieneovlrooCeoiaEnrlsrsn
associated with the impacted soil on the Property (refer to Figure 7 lonicenataccCeoisd in areas of new 
coosiructoo. 

Affected Areas 

• SolEn aoaieCeoin( ouonatoosd 
Approximately 4,148 tons of contaminated soil must be excavated from the area surrounding the 
oewn ouonatoos and basement asnannuencarenresooosenactvlit. The contaminated soil cannot be 
relocated and managed onsite within the Property boundaries due to land balancing 
requirements for the new development. Therefore, the soil must be removed from the Property 
aonnnlsoosennainanTtoenIInEaonfiEE in accordance wlicnParin208n eEocatoono nSolEn equlreCeois. 
The cost includes excavatoo,niraosoori,nand disposal, necooiaCloatoono nequloCeoin(eoio,n
temporary truck wash facility, etc.) oversight (on-site environmental coosiructoonCaoaieCeoidn
aonnreoortoi,naonneovlrooCeoiaEnorojecinCaoaieCeoio 

• Soil Management (Shooters Property Contaminated Soil) 
Approximately 50 tons of contaminated soil must be excavated in the area of the former 
ScooiersnProoeritnnuenioncooiaCloatoo. The contaminated soil cannot be relocated and 
managed onsite within the Property boundaries due to land balancing requirements for the new 
development. Therefore, the soil must be removed from the Property and disposed at a Type II 
EaonfiEE as described in the preceding bulletonTcencosinlocEunesnexcavatoo,niraosoori,nand 
disposal, necooiaCloatoono nequloCeoin(eog., temporary truck wash facility, etc.) oversight (on-
site environmental coosiructoonCaoaieCeoidnaonnreoortoi,naonneovlrooCeoiaEnorojecin
management. 

PEeasenre ernionTaiEen8,n D Enaonn S n EliliEenActvlitnoosis,n ornsoeclficnEloenlieCncosisn ornicennuencare 
actvltes,naonnto Figure 7  ornicenEocatoosno ncooiaCloaiennsolE. 

3.1.1.4   xlstoinMooliorloin eEEnAiaonoomeoin nIosiaEEatoonofnMooliorloin eEEs 
TonaEEowncoosiructoonionoroceennuolCoenennaonnionCaoaiennuencarenresoooslilEltes,nicenCooliorloin
wells curreniEtnoreseoinoonicenProoeritnwlEEnienoerCaoeoiEtnaiaonooennionreCovenooieotaEn
contaminant conduits from the site. The wells will be appropriately abandoned in accordance with 
industry standards prior to the start of rough grading of the surface. Monitoring wells required for 
cootouennCooliorloino nicenslienwlEEnienrelosiaEEenn oEEowloinneveEooCeoino nicenProoerito 

3.1.1.5  IosiaEEatoonofnImpervlousnAsppaEi 
The RC on the Property mandates that usersnCusinoreveoinlofiEiratoono nwaiern(loeo,nCaloialonan 
impervious surface across the Property). Tcere ore,nreneveEooCeoino nicenslieneoialEsnlosiaEEatoono n
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impervious asphalt in the parking areas. Only a 2.5-inch minimum asphalt base layer over the aggregate 
layer casnieeonlocEunennlonicenestCaienioncoCoEtnwlicniclsn o requirement. The fioaEn8o5-inch asphalt 
surface mixture as a riding course has not been included. 

3.1.1.6  Health and Safety Plan 
A site-soeclficn eaEicnaonnSa eitnPEaon( ASPdnwlEEniencoCoEeienn ornreneveEooCeoinactvltesnainicen
Property by each of the subsurface cooiraciorsnaonnoicersnicaincaoncoCenloioncooiacinwlicnooieotaEEtn
cooiaCloaiennCenlannurloinicenoer orCaoceno nicelrnworrnactvltes. The HASPs will comply with 
appropriate guidelines including the following: 

•  lccliaonOccuoatooaEnSa eitnaonn eaEicnAci; 
• Sectoon888(cd(6dno no  oLA; 
• OccuoatooaEnSa eitnaonn eaEicnAnClolsiratoon(OSHA) requirements 29 Code of Federal 

 eiuEatoons(CFR) 1910 and 1926; 
• SiaonarnnOoeratoinSa eitnGuide  aouaEn(revlsennNoveCiern8934dnitnicenOfficeno n Cerieoctn

and Remedial Response; and 
• OccuoatoonSa eitnaonn eaEicniulnaocenCaouaEn orn aiarnousn asienSlienActvltesn(NatooaEn

Iostiuien ornOccuoatooaEn eaEicnaonnSa eitnyNIOSH]/OSHA/USCG/ United States Environmental 
ProiectoonAieoctnyUoSonEPA], Department of Health and Human ServlcesnyDHHS] PuiElcatoonNoon
85-115, October 1985). 

The HASPs will include the following elements: 

• AuicorliennoersoooeEnaonnnefioltoono nresoooslilEltes; 
• Prooosennactvltes; 
• PersooaEnoroiectvenequloCeoi;n 
• DecooiaCloatoonorocenures; 
• WorrniooenresirlctoosnaonnneEloeatoos; 
• PersooaEnoroiectoonuoirane/nowoiranenactoonElClis; 
• ECerieoctnlo orCatoonaonnieEeocooenouCiers; 
• IoclneoinnocuCeoiatoonorocenures;naon 
• CootoieoctnoEaoso 

Oversight will be conducted to ensure due care issues are addressed while eEliliEenactvltesnaonn
coosiructoonactvltesnarenieloincoCoEeien. Tcen oEEowloinactvltesn(ainanClolCuCdnwlEEniennocuCeoien: 

• Tcenitoe,nEocatoo,nquaottes,neico,no ncontaminated materials removed from the site and 
nlsoosennainicenEaonfiEEnornoicernaooroorlaieEtnElceosennnlsoosaEnooeratooo 

• TcenfioaEnnlsoosltoonaonnEocatoono naotncooiaCloaiennCenlanicaincaonienCaoaiennoo-site in 
accordance with due care requirements. 

•  ooliorloin ornuoaotcloaiennCaierlaEsnaon/ornCaierlaEsnorevlousEtnooinlneotfien,nlocluding 
coEEectoono nsaCoEesn ornannltooaEnwasienccaracierliatooo 

• Tcenitoe,nEocatoo,nCaierlaEsnaonncoosiructoono nvaoornCltiatoonstsieCsnlosiaEEennainicenslienion
oreveoin uiurenooieotal vapor intrusion exposures. 

TcenoooiraciornSlienSa eitnOfficernwill document and enforce HASP issues with workers at the Site, 
including: 
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• Verlficatoono noo-slienworrerniraloloinaonncurreoincertficatooso 
• ooonuctoinslie-soeclficn ASPniraloloin ornworrersneoierloinicenslieo 
•  ooliorloincoosiructoonactvltesnioneosure the HASP is being followed, including use of 

PersooaEnProiectven quloCeoin(PPE),nnecooiaCloatoono nequloCeoi,nsliensecurlit,neico 

AnooosiructoonSuCCartn eoorin(oS dnwlEEnienoreoarennaonnsuiCltennionicen D E-RD at the 
coCoEetoono nneveEooCeoinactvltes. The CSR will summarize the due care issues addressed during the 
coosiructoonactvltesnaonnwlEEnlocEunensuccnlieCsnasnocoioiraoclcnnocuCeoiatoo,nnlsoosaEnCaol esis,n
fiEEnCaierlaEnEoanntcreis,nutElitnaiaonooCeoinEoisn(l naotd,nslienoEaos,neiconionverify that the development 
coosiructoonactvltesnwerencoonuciennlonaccordance with approved plans. 

3.1.1.7  BrowofieEn/GreeofieEnnCosis 
TcenrequesiennrelCiurseCeoin ornnuencarenactvltesnloniclsnPEaonlsn ornicencosinlonoer orCloiniceneEliliEen
actvltesnnuenionihe BrowofieEn coonltoosnoonicenProoeritonIinscouEnnienooiennicainansoeclficnEaonfiEEn orn
solEnnlsoosaEncasnooinieeonseEecienn ornicenProjeci;nasnanresuEi,nicenexcavatoo,niraosooriatoo,naonn
disposal costs were estCaienniasennooncurreoinCarreinraiesnwlic several licensed contractors.  

Ionicen ouonatoonSoil Management Area (refer to Figure 6), soil is being removed as a due care response 
actvlit. Prior use of the site asnaniasoEloensiatooncasnEefnsliolficaoincooiaCloatoonoonicenProoerit. 
Refer to Sectoon2o2n ornneialEs. Due to the presence of groundwater and sandy soils throughout the area, 
iclsnsolEnoreseoisnaoneovlrooCeoiaEnrlsrnionuseno nicenProoerit,nuseno nanjololoinaonnoearitnorooertes,n
and nearby water bodies. These issues would not be preseoinoonanGreeofieEnnslie.  D EneEliliEenactvlitn
cosisnaEsonlocEuneniraosooriatoo,nnlsoosaE,nnewaierloi,nnecooiaCloatoono nequloCeoi,nenvironmental 
coosiructoonCaoaieCeoi, and environmental project management. 

In the Shooters Property Chromium Contaminated Area (refer to Figure 6d,naEEnsolEnreCenlatoonactvltesn
arenresooosenactvltesnassoclaiennwlicnthe chromium (and some VOCs) contaminated soil on the 
Property. There are three chromium-contaminated hotspots, which, in order to be able to perform the 
development’s land balancing requirements, must be removed ionavolnnexaceriatoo. None of the 
excavatoo,niraosooriatoo,nnlsoosaE,naonnassoclaiennactvltesnfor the chromium hotspots would be 
required at a GreeofieEnnslieon 

 PreparatoonofnBrowofieEnnPEao and Act 381 Work Plan 3.1.2
AKT Peerless has prepared a BrowofieEnnPEao and MDEQ and MSF Act 381 Work Plans for the Property in 
accordance with all applicable MDEQ and MSF guidance. 

 AnnltooaEn espoosenActvltes 3.1.3
AnnltooaEnresooosenactvltesnioniencoonuciennat the eligible property consist of: (1) waterproof/vapor 
barrier CeCiraoencoosiructoon(locEunesndesign and obtaining MDEQ approval); and (2) storm water 
management (greenspace and rain gardens). Please refer to Table 1 lonicenataccCeois, MDEQ and MSF 
 EliliEenActvlitnoosis,n ornsoeclficnEloenlieCncosisn ornicenannltooaEnresooosenactvlteso 

3.1.3.1   aiernProofioi/Vapor Barrier 
SolEnaonnirouonwaiernaoaEttcaEnresuEisn roCnslienlovestiatoosncoCoEeiennoonicenProoeritnhave 
neCoosiraiennicenoeenn ornanoroiectve barrier system of the  proposed basement extending below the 
groundwater table. Groundwater data collected to date indicates contaminants were detected in 
irouonwaiernaincooceoiratoosnexceenloinicen D EnnrafnParin208nGrouonwaiernlonSuConVaoorn
Intrusion Criteria (GSVIC). Asnsucc,naniranltooaEnneslioenniaseCeoi system with  ootoinnralosnnlrectoin



 

ACT 381 WORK PLAN | TBA CREDIT UNION REDEVELOPMENT PROJECT 
REVISION DATE: APRIL 15, 2013 

Page 21 

 

ground water to a sump and pumping collected ground water to the nearest storm sewer manhole is not 
feasible for this project. Moreover, the barrier will also servenasnanoresuCotvenreCentn ornooieotaEn
vapors at this site.  

The waiernoroofioi/vapor barrier system (i.e., CoreFlex®) recommended will be installed beneath the 
iaseCeoinsEainfloorn(locEunloiniceneEevaiornscafdno nicenorooosenniulEnloin(aooroxlCaieEtn6,500nsqonfodn
aonnwlEEnienwraooennarouonnicenslnesno nicen ouonatoon(5,760nsqonfod. The CoreFlex® water 
oroofioi/vaoorniarrlernCaierlaEnwasnseEeciennasnlinwlEEnaEsonienutElienn ornwaieroroofioino nicenorooosenn
basement. oore Eex®noreveoisnicenoassaieno noeiroEeuCnaonnccEorloaiennvoEatEenoriaolcncoCoouonsnlon
liquid and gas vapors. TcenvaoorniarrlernaonnwaieroroofioinCaierlaEncooslsisno nan60nClEElCeierniclcrnPVo,n
 EvaEot®nK  nicerCooEastcnCeCiraoenrelo orcennwlic an5o0noionwefnloseriennrolinooEtesiern airlcn
loieiraEEtnioonennionaonActvenPoEtCernooren(APodnEateronAEEnicerCooEastcnfieEnnseaCsnwlEEnien
cootouousEtnweEnennnurloinlosiaEEatoonaonniuaraoieennicrouicnaonexieoslvenquaElitnassuraocenoroiraCn
(Hydroshield). CoreFlex® has been tested and approved in accordance with the following ASTM methods 
 ornwaieroroofioinaonnvaoorniraosClssloonreslsiaoceniestoio 

 

TcenwaiernoroofioinstsieCnwlEEnienlosiaEEennoonicen ouonatoonlonicenooeoncoEe. The liner will encase the 
eotren ouonatoonstsieC,nlocEunloinieoeaicnaonnuonionirane,nionoreveoinoossliEenwaiernloirusloonaonn
aotnvaoorsnicencooceoiraienanjaceoinioniceniaseCeoionAnCoooEliclcn ouonatoon(ansloiEencoocreienoourn
coosiructoodnraicernicaonore airlcaiennsectoosnarenieloinusenn orniclsncoosiructoo. The weight of the 
coocreien ouonatoonlsnieloinusennioncoEnniceniulEnloinlonoEacenaialosinbuoyant forces that may develop 
ieoeaicnicenwaiernoroofioinEloer. Tcen ouonatoo/iaseCeoincoocreienwlEEnaEsonlocEunenicenannltven
XyoexonTclsnannltvenwlEEnorovlnenicencoocreienwlicnanseE nceaEloincaoailElitn ornsCaEEncracrsnicainCatn
neveEoonasnicen ouonatoonsetEes,nicereitnaEsonoreveotoinloirusloono ncooiaCloaiennirouonwaieronI n
cracks do develop, and water lofiEiraies the concrete, the annltvenwlEEncrtsiaEElienaonnseaEnicencracro  
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3.1.3.2  DemoEltoo 
SlienneCoEltoonwlEEncooslsino nreCovaEno naiaonooennutEltes,noarrloinEois,naonniulEnloin ouonatooson
UtEltesnionienreCovenncooslsino noo-slienias,nsiorC,nsaoliart,naonnwaiernCalosnaonnutElitnsiruciuresonSlien
neCoEltoonnoesnooinlocEunenuosiaiEenCaierlaEnicainlsnre ereocennieEownlon3.2.2 (SlienPreoaratoo). 
BulEnloinneCoEltoonlocEunesnanneCoEltoonsurvet,naonnice aciuaEnneCoEltoono niceniwo buildings on the 
Property. DeCoEltoo,nicouicneEliliEenooniclsnorojecinat 636 East Front Street (Parcel B) is to be paid for 
wlicn D EnEoaon uons,nwlEEnienaoorovenn ornicenouroosesno nAcin 38nasnaon S neEliliEenactvlito 

3.1.3.3  Storm Water Management 
PrecautooartnCeasuresnwlEEnienutEliennioneElCloaienicenrlsrno nerosloo,nruooa,naonnlofiEiratoonnurloin
coosiructoonaonnoosi-coosiructoonactvltesnionoreveoinicenexaceriatoono ncooiaCloatoonlon
groundwater below the Property in accordance with the RC. DurloincoosiructoonitolcaEncooiroEs,nsuccnasn
slieniranloinioncooiroEnruooa,nsiorCnwaierncooiroEsn(eoio,nnlversloosnaonnfiEiersd,naonnerosloonoroiectoon
wlEEnienlosiaEEennionoreveoincooiaCloaoinCliratoonicrouicnsenlCeoiatoo,norecloliatoonruooa,nerosion, 
aonnlofiEiratooo 

Tonicenexieoinoractcable, ooeonexcavatoonaonnsolEnwlEEnienElCliennnurloincoosiructoonionoreveoinsurface 
water lofiEiratoo. Aotnsur acenwaierneoierloinaonooeonexcavatoonareanwlEEnienCaoaiennorlCarlEtnwlicn
the dewatering equipment in place to dewater the ground water. TclsnnewaierloinooeratoonwlEEnienin 
coosiaoinooeratoonnurloiniceneotrenexcavatoonicrouicn ouonatoo/iaseCeoinlosiaEEatoonaonnuEtCaien
iacrfiEEing. AotnexoosennsolEnareasnaferniacrfiEEloino nicen ouonatoonwlEEnie lined with an impervious 
material and direct storm water by tapering the grade to a temporary storm water control area before 
uEtCaieEtneoierloinicenclitnsiorCnstsieCo 

 roslooncooiroEsn(slEin eocloinornoicerniarrlersdnwlEEnienutElien:n(8dnarouonnicennown gradient perimeter of 
the property; and (2) around any areas where excavated soil is stockpiled or mounded. AnnltooaEEt,n
stockpiled and mounded soil will be minimized and/or covered at the Property. A more detailed soil 
erosion control plan, and a soil erosloonaonnsenlCeoiatooncooiroEn(S SodnoerCli,nwlEEnien
neveEooen/oiialoenn roCnicenEocaEnoerCltoinauicorlitnoocenaniranloinoEaonlsnfioaElienn ornicenorooerito 

In accordance with the RC on the Property, the site plan design includes impervious pavement and 
hydraulic barriers/liners in any green space areas which includes raloniarneoncoEEectoonareasnicainwlEEn
oreveoinsiorCnwaiernlofiEiratoonto groundwater ietoonnicencoEEectoonEloer. All surface storm water on 
the Property will be collected and directed to the City of Traverse City storm water sewer system afern
capture (MSF non-environmental eligible actvlitd. Under all green space and rain garden areas will be an 
under-drain capture system above a hydraulic barrier. This geomembrane liner will compleieEtniEocrnflown
aonnlsnieloinusenn ornoreveotoinexaceriatoono ncooiaCloaiesnlonsolEnaonnirouonwaieronTcen
geomembrane liner will more than likely have a minimum thickness of 30 mils and be ultraviolet (UV) 
resistant. Environmental eligible materials include under-nralonCaierlaEsnaonnassoclaiennfiEiernCenla,n
hydraulic barrier liners, coooectoonEloesnionicensiorCnstsieCnoo-site, temporary holding tanks (if 
needed),naonnannltooaEniasreisnaonnseaEsnlosiaEEennlonicensiorC water piping system.  

DuenionicenreEatveEtnscaEEownirouonwaiernainicenProoerit,ncceClcaEnreslsiaoinutElitnseaEs,niasreis,naonn
pipe polywrap liners will be required to protect the storm water utEltesn roCnlofiEiratoono nooieotaEEtn
contaminated media aonn orncoCoElaocenwlicnaooElcaiEencoosiructoonreiuEatoosonTcencoosiructoon
CaierlaEsnwlEEnienscreeoennlonanvaoceno nseEectoonaonnusen orncceClcaEncoCoatilElitnwlicnicen
cooiaCloaoincoostiueoisnlneotfiennainicenProoerito 
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Non-environmental eligible (MSF) material includes standard storm water piping and infrastructure to 
transport storm water to the City of Traverse City storm water sewer system. SeenSectoon o2o2n ornCoren
detail on non-environmental materials. 

 Environmental Insurance 3.1.4
Because of the contaminated nature of the Property, the Developer may elect to purchase 
environmental insurance. Reasonable costs of environmental insurance, in accordance with Act 381, are 
icere orenlocEunennasnaoneEliliEenactvlito 

3.2 MSF Eligible Activities 
The non-environmeoiaEneEliliEenactvltesnwlEEnlocEunenlo rasiruciurenlCoroveCeois,nBrowofieEn and work 
oEaonoreoaratoo,nneCoEltoo,nasiesiosnaonnEeannoaloinsurvetnaonnaiaieCeoi,naonnslienoreoaratoon
actvltes,naEEno nwclccnwerenaoorovennitnicenAuicorlitnaod County Board of Commissioners. A summary 
o niceneEliliEenactvltesnaonnicenestCaienncosino neaccneEliliEenactvlitnloieonennionienrelCiursennwlicn
TaxnIocreCeoin eveouesn roCnicenProoeritnarenorovlnennlonicenataccennTable 1 lonicenataccCeois. Also, 
fiiuresnneolctng infrastructure improvements (Figure 6) and saCoEloinEocatoosnreEaiennionorevlousn
eovlrooCeoiaEnlovestiatoosn( liuresn4naonn5dnarenorovlnennlonicenataccCeois. AnnltooaE,nneialEenn
breakouts of the non-eovlrooCeoiaEnactvltesnieloinrequesienn orn S naoorovaEnarennescrliennin the 
following sectooso 

 Leann nAsiesiosnAiaiemeoi 3.2.1
The Developer will abate lead paint and asbestos-cooialoloinCaierlaEsnorlornionneCoEltoo. Both 
buildings on the Property will be demolished. All asbestos abatement will be performed in accordance to 
OS AnoEassnInasiesiosnreCovaEnrequlreCeoisnasn ouonnlon29no  n8926o8808onIonannltoo,nalrnCooliorloin
will be performed to comply with OSHA requirements. 

 SlienPreparatoo 3.2.2
SlienoreoaratoonactvltesnwlEEnlocEunenicen oEEowloi: 

• Geotechnical Engineering—Iovestiatoo,neoiloeerloi,naonnneslionasnoecessliaiennitnooo-oatven
solEsnionsuooorinseEectoono nicenaooroorlaien ouonatoonstsieC. These costs have not been 
locurren;nicetnarenreEaiennionieoieccolcaEnactvltesnicainwlEEniencoCoEeiennafernEaonniaEaocloio 

• TeCoorartnooosiructoonAccessnaon/orn oansn– Rough access road to support the 
redevelopment of the Property. 

• Temporary Erosion Control—Temporary erosion control measures will be necessary to minimize 
icenaCouoino nsenlCeoinaonnoicernCaierlaEniraosooriennitnsiorCnwaiernruooan roCnicen
Property. Controls will consist of silt fencing, and sediment bags. 

• Temporary Site Control—ocalonElorncoosiructoon eocing with locking gates to secure the 
Prooeritnnurloincoosiructooo 

•  xcavatoon ornUnstable Material— xcavatoo,niraosooriatoo, and disposal of non-indigenous 
material that is an impediment to redevelopment. 

•  xcavatoon ornUtElitn eEocatoonaonn alonGarden Soil Removal –  xcavatoo,niraosooriatoo,naonn
nlsoosaEno nCaierlaEnicainlsnoecessartnionsuooorinutElitnreEocatoonaonnicenraloniarneoo 

• Fill—ICoorienncEeaonfiEEnCaierlaEnionoaseinicenreCovaEno nuosiaiEenCaierlaEnaonnutElitn nralon
iarneonexcavatoosnlsnrequlrenn orncoosiructoono nicenProjecio 
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• ooCoactoon nSui-iasenPreoaratoon(reEaiennion S n EliliEenActvltesdn– Related to Fill including: 
(adnoEaceCeoinaonncoCoactoono nlCooriennfiEEnionacclevenicenrequlrennsolEnsireoiicn orn
redevelopment; and (b) a 6” sub-iasen orniulEnloinaonncoCoactooo 

• Dewaierloin(nurloin S n EliliEenActvltesd—Water removal will be required due to the high 
waierniaiEennurloinexcavatoon ornuosiaiEenCaierlaEnaonnexcavatoono nutElitnreEocatoon nralon
garden soil removal. 

• ReEocatoono n xlstoin(ActvednUtEltesn–  eEocatoono nexlstoin(actvednutEltesnio support the 
new development. TcenexlstoinutEltesnnuenionicenorooerit’snorevlousEtnneveEooenncoonltoonaren
a hindrance to the new development plans. 

• AEieroatvenGreeonStorm Water Management Practces—the incremental increase in cost for 
ireeonsiorCnwaiernCaoaieCeoinstsieCnioneocouraienlofiEiratoo,nevaooratoo,naonn
evaooiraosolratoo—aonnrenucenicenvoEuCeno nflownionicenCuolcloaEnsiorCnwaiernstsieC. The 
cost is for excavatoo,niacrfiEEnaiovenfiEiratoonCaierlaEs,nEaonscaoloinaiovenstsieC,naonnneslion n
engineering. (hydraulic barriers/liners, piping, seals & gaskets, and other materials are an MDEQ 
AnnltooaEn esooosenActvlitncosi;nseenSectoon o8o4o8n ornCorenneialEd. Due to the RC on the 
Prooerit,nlofiEiratoono nwaiernieoeaicnicenraloniarneo’s hydraulic EloernlsnooinoerClteno 

• TeCoorartnSceetoinaonnScorloi—Located on the east and north property lines and near East 
Front and Hope Streets. The purpose of the sceetoinaod shoring is to protect City sidewalks, 
utEltes,naonnroanwatsnnurloincoosiructoono niceniulEnloio 

• Sofnoosis-Arcclieciure,neoiloeerloi,naonnoicernneslionactvltesnsoeclficaEEtnassoclaiennwlicnslien
oreoaratoonactvlteso 

 Infrastructure Improvements 3.2.3
All Infrastructure improvements proposed will be publicly owned, maintained and operated, will support 
icenorojeci,naonnwlEEnservenoicersnaon/ornicenouiElconPEeasenseenSectoon4o2o2n ornuolincosis,naonnFigure 6 
for the Infrastructure Improvements map. 

• Road improvements along East Front Street and Hope Street. Road improvements include road 
uoiranesnwlicnaooroacces,ncurisnaonniuters,naonnslnewaErsonTcetnaEsonlocEunenEaonscaoeniuaersn
lonicen orCno nsireeinirees,nirass,naonnlrrliatoonlonicenroanneaseCeoionThese improvements are 
oecessartnnuenioncoosiructoonactvltesnaonnionsuooorinicenoewnuseno nicenProoerito 

• UtElitnlCoroveCeoisnionsuooorinicenoewnuseno nicenorooeritonUtElitnlCoroveCeoisnlocEunen
storm water piping, surface water capture engineering, catch basins, and a transformer pole.  
Low impact development (LID) addresses storm water on this site through small, cost-eaectven
landscaped features and green spaces, located on the site to the extent possible give the 
resirlctvencoveoaoinnuenionsolEnaonnirouonwaierncooiaCloatoo. These landscaped features are 
the primary building blocks of LID, and the project design has ateCoiennionlocorooraienasnCaotn
LID components as possible. This contaminated site LID approach we applied will be typical to 
similar BrowofieEnnreneveEooCeoinsliesnwlicnenvironmental constraints across the state. 

 BrowofieEn aonn orknPEaonPreparatoo 3.2.4
 easooaiEencosisnassoclaiennwlicnneveEooCeoinaonnoreoaratoono nanBrowofieEnnPEao and Work Plan. 

 Cootoieoct 3.2.5
An85%ncootoieoctn aciorncasnieeonlocEunennionaccoCConaienuoexoecienncoonltoosnicainCatnien
encountered during the redevelopment. 
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4.0 Schedule and Costs 
Tcen oEEowloinsuisectoosnoreseoinicenorooosennsccenuEenioncoCoEeienicenProjecinaonnicenassoclaienn
costs. 

4.1 Schedule of Activities 
DeCoElton is scheduled to commence on June 3, 2013 following the Grand Traverse County BrowofieEn 
Redevelopment Authority, the Grand Traverse County Board of Commissioners, MDEQ, and MSF 
approvals. ooCoEetoono nicenProjecinlsnaotcloaiennionienwliclon8o5ntearso 

4.2 Estimated Costs 
TcenlieCliennestCaienncosisnioncoCoEeienicen ovlrooCeoiaEnaonnNoo- ovlrooCeoiaEneEliliEenactvltesn
including all labor, equipment, subcontractors, and materials under this Work Plan are provided in 
Sectoosn4o2o8naonn4o2o2nieEownaonnlonicenataccennTaiEen8naonnTaiEen2. Actual interest associated with 
iceneEliliEenactvltesnooinionexceenn5%nionannressniceniruencosino ncoonuctoiniceneEliliEenactvltesn
associated with the development of this site is also included. Note: an interest caEcuEatoonwlEEnien
neierCloen,noeonloinrefioeCeoino n EliliEenActvlitnaonncootoieoctncosis,nrevlsloosnionicen orrnPEaon
iaiEes,naonnoossliEtnanorooortooaElitnanjusiCeoinnuenionEocaEniaxnlocreCeoinreveouesnieloincaotured 
throughout the plan for GTCBRA AdClolsiratoon eesnaonnLocaEnOoEtnActvltes. Ionannltoo,nGToB A,nitn
policy, will reimburse only 95% of actual eEliliEenactvlitncosiso 

Please note that eligible actvltesncoCoEeiennornaotcloaiennioniencoCoEeiennorlornionaoorovaEno nicenAcin
381 Work Plan itnicen S nBoarnnorn D EncavenieeonlneotfiennoonTaiEen8o 

 DescrlptoonofnMD Qn EliliEenActvltesnCosis 4.2.1
TcenestCaienncosin ornicenactvltesnoEusncootoieoct,naonn eesnnescrliennloniclsnsectoonlsn 1,648,110. 
The County is applying for MDEQ loan funds to cover these costs, which will be reimbursed from the tax 
increment revenues generated from the Eligible Property. As available, loan funds are expected to be 
usennionoatn ornaEEneEliliEennuencare,nannltooaEnresooose,naonnneCoEltoonactvltesn(re ernio Table 1 for 
more details). The Developer neslresnionienrelCiursenn ornicencosisno neEliliEenactvltesonIndividual costs 
assoclaiennwlicnicesenactvltesnarenorovlnennloniceniaiEenieEowonSeenTaiEen8n orn uricerndetails. 

The BRA is the applicant for the MDEQ loans and, if the loans are awarded, will administer the funds, as 
approved by MDEQ. Since the BRA, as part of its anClolsiratvenoverslici,naEsonaoorovesnTI n
reimbursement, it will perform the due diligence to ensure that there is no overlap in the 
reimbursement of loan-funded and developer-funded costs. 

Table 4-A MD Qn EliliEenActvltes 

Eligible Activity Total Estimated Cost 

BEA Environmental Assessment Activities  

Phase I ESA  2,000 
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Eligible Activity Total Estimated Cost 

Phase II ESA  8 ,288 

Supplemental Phase II ESA  89,000 

BEA  8,300 

Due Care Response Activities  

Due Care Plans  

Pre-Construction Due Care Plan  8,300 

Environmental Construction Management Due Care Plan  80,000 

Post-Construction Due Care Plan  2,500 

Dewatering  

Dewatering-Frac Tank  8 2,325 

Dewatering-Analytical  5,000 

Dewatering-Disposal of Groundwater During Construction Activities  163,350 

Dewatering-Reporting & Management   ,000 

Soil Management (Foundations)   

Excavation  49,773 

Trucking    ,835 

Disposal  145,185 

Soil Management (Shooters Property Chromium-Contaminated Soil)   

Excavation  600 

Trucking  400 

Disposal  8,750 
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Eligible Activity Total Estimated Cost 

On-Site Environmental Construction Management    7,500 

Environmental Project Management  85,000 

Due Care-Impervious Asphalt  70,000 

Temporary Truck Wash Facility   ,000 

Existing Monitoring Well Abandonment  5,000 

Installation of Monitoring Wells  3,000 

Health & Safety Plan (up to 3)  7,500 

Additional Response Activities  

Waterproof/Vapor Barrier   

Design-Waterproof/Vapor Membrane (including MDEQ approval)   5,000 

Monolithic Foundation  66,000 

Xypex Concrete Additive for Foundation Waterproofing    ,330 

Installation- Waterproof/Vapor Barrier  169,188 

Installation Oversight- Waterproof/Vapor Barrier  83,750 

Post-Construction Waterproof/Vapor Barrier QA/QC Inspection  85,000 

Passive Vapor Trench with Piping (if determined necessary by 
MDEQ) 

 85,000 

Green Space and Rain Garden Areas (Environmental Portion)  

Hydraulic Liners  40,000 

Under-drain Piping  2,250 

Seals & Gaskets  2,000 
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Eligible Activity Total Estimated Cost 

Associated Hydraulic Liner Materials  80,000 

Reasonable Costs of Environmental Insurance  50,000 

Subtotal $1,188,452 

Contingency (A 15% contingency factor has been included to 
accommodate unexpected conditions that may be encountered during 
redevelopment) 

 178,268 

Preparation of Brownfield Plan  5,000 

Preparation of MDEQ Act 381 Work Plan  5,000 

Subtotal $1,376,720 

GTCBRA 5% Withholding (68,336) 

Subtotal $1,298,384 

Interest  349,726 

Total MDEQ Eligible Activities $1,648,110 

 

 DescrlptoonofnMSFn EliliEenActvltesnCosis 4.2.2
TcenestCaienncosin ornicenactvltesnoEusncootoieoct, fees, and interest nescrliennloniclsnsectoonlsn
 1,007,808. AnCorenneialEennnescrlotoono nicencosisnassoclaiennwlicnicese actvltesnlsnorovlnennlonicen
following table. Unit costs are provided where applicable.  ornannltooaEnsuooorinnocuCeoiatoo,noEease 
refer to Tables 1 and 2 lonicenataccCeois. For detail on cerialonSlienPreoaratoonactvltes, please see the 
Engineer’s Opinion of Probable Cost lonAtaccCeoinB, Supplemental Material. 

Table 4-B MSFn EliliEenActvltes 

Eligible Activity Estimated Cost 

Demolition  

Site Demolition  55,000 
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Eligible Activity Estimated Cost 

Building Demolition  20,000 

Lead & Asbestos Abatement  

Asbestos and Lead Paint Survey  5,000 

Asbestos and Lead Paint Abatement   2,780 

Site Preparation  

Geotechnical Engineering  80,000 

Temporary Construction Access and/or Roads  2,000 

Temporary Erosion Control-Silt Fencing  5,000 

Temporary Erosion Control-Sediment Bags  2,000 

Temporary Site Control  80,000 

Soil Management (MSF Excavation for Unstable Material)  

Excavation  58,394 

Trucking   4,596 

Disposal  858, 53 

Soil Management (MSF Utility Relocation and Rain Garden Soil Removal)  

Excavation  8,520 

Trucking   7,275 

Disposal   6,866 

Compaction & Sub-base Preparation  29,240 

Dewatering  
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Eligible Activity Estimated Cost 

Set-Up and Operation (first two weeks)  6,800 

Set-Up and Operation (remaining weeks)  7,000 

Monitoring   0,000 

Relocation of Existing Utilities  20,000 

Alternative Green Storm Water Management Practices  87,500 

Temporary Sheeting/Shoring  60,500 

Soft Costs   5,000 

Infrastructure Improvements  

Approaches  85,000 

Curbs and Gutter  7,200 

Sidewalks  4,050 

Landscaping 15,000 

Storm Water Piping  8,200 

Surface Water Capture Engineering  5,000 

Catch Basins  2,400 

Transformer Pole  3,000 

Subtotal $725,408 

Contingency (A 15% contingency factor has been included to 
accommodate unexpected conditions that may be encountered 
during redevelopment) 

 108,811 

Brownfield Plan  5,000 
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Eligible Activity Estimated Cost 

Preparation of MSF Act 381 Work Plan  5,000 

Subtotal $844,219 

GTCBRA 5% Withholding ( 48,788d 

Subtotal $792,508 

Interest  215,300 

Total MSF Eligible Activities $1,007,808 

 

 Local-Only Costs 4.2.3
Tcenorojecinexoecisnionlocurn 40,470n(  3,447nainicen95%nGToB AnrelCiurseCeoinraiednin local-only 
cosisn ornaooElcatoon eesnaonnAcin 38n orrnPEaonoreoaratooo 

 Cootoieoct 4.2.4
AnnltooaEnresponse actvltesnCatnlocEunenicenresooosenionuoexoecienncooiaCloatoo. Though these are 
not expected, BrowofieEn sites may contain one or more of the following: 

•  ocouoierloinsolEncEasslfiennasncaiarnousnwasie; 
• clsiorlcaEnseotcnstsieCsnornoicernuonerirouonnsiruciuresnornneirls; 
• cooiaCloatooneocouoierennnurloinreCovaEno nuonerirouonnutEltes;naon 
• other hazardous liquid or solid materials discovered at the building. 

An85%ncootoieoctn aciorncasnieeonlocEunennionaccoCConaien ornuoexoecienncoonltoosnicainCatnien
encountered during the redevelopment.  

5.0 Project Costs and Funding 
Tcen oEEowloinsuisectoosnoreseoinicenioiaEnestCaiennProjecincosisnaonnicensourcenaonnusesno n uonso 

5.1 Total Estimated Project Costs 
The total costs of the Non- ovlrooCeoiaEn EliliEenActvltesnuonerniclsn orrnPEaonarenorovlnennlonTaiEen8on
The Developer aotcloaiesnCarloinaonlovesiCeoino nuonion 7.285 million in real and personal property 
improvements on the Property.  
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5.2 Sources and Uses Of Funds 
TcenDeveEooernaotcloaiesnlovesiCeoino naooroxlCaieEtn 7.285 million in real property improvements on 
the ProperitnlocEunloinacqulsltoono nicenEaon. Redevelopment of the Property is expected to 
subsequently generate increases in taxable value and result in incremental taxable value beginning in 
2015. TcenloltaEniaxaiEenvaEuen ornicenBrowofieEnnPEao will be the Property’s 2013 assessment, because 
the BrowofieEnnPEao recelvennfioaEnaoorovaEnlon208 . TaxnlocreCeoinreveouenwlEEnienutEliennionrelCiursen
icencosino neEliliEenactvltes. TaiEen2norovlnesnaonestCaieno niaxnlocreCeoinreveoue. The Developer will 
fioaocenaEE eEliliEenactvltesnuonerniclsnPEaonreEaiennionlCoroveCeoisnoonicenProoerito 

6.0 Limitations 
TceniaxaiEenvaEuenoonreaEnorooeritnlsnestCaiennionlocreasenainanraieno n8%neaccntearn(re ernionTaiEen2do 

TcenlocreCeoiaEniaxnreveouenestCaiesn ornicenorooosennneveEooCeoincouEnnvartn roCniclsnestCaien
aaectoinicentCenoerlonnliniaresnionrelCiurseniceneEliliEenactvltes. TcencosinestCaiesnlocEunennwliclon
this Act 381 Work Plan are just that—estCaies—and the actual costs incurred may vary depending on 
sliencoonltons. I nlon aciniceneEliliEenactvlitncosisnexceennicenestCaiennaCouoin ornrelCiurseCeoi,nicen
Developer and the Authority may submit an amended BrowofieEnnPEao and Act 381 Work Plan. Please 
reference the BrowofieEnnPEao lonAtaccCeoinAn ornannltooaEnlo orCatooo 

All reimbursements authorized under this Plan shall be governed by the Reimbursement Agreement. The 
locEusloono neEliliEenactvltesnaonnestCaiesno ncosisnionienrelCiursennloniclsnPEaonarenloieonennion
authorize the Authority to fund such reimbursements and does not obligate the Authority or the County 
to fund any reimbursement or to enter into the Reimbursement Agreement providing for the 
reimbursement of any costs for which tax increment revenues may be captured under this Plan, or which 
arenoerCltennionienrelCiursennuonerniclsnPEao. The amount and source of any tax increment revenues 
icainwlEEnienusenn ornouroosesnauicorliennitniclsnPEao,naonnicenierCsnaonncoonltoosn ornsuccnusenaonn
upon any reimbursement of icenexoeosesnoerCltennitnicenPEao,nwlEEnienorovlnennsoEeEtnuonernicen
Reimbursement Agreement contemplated by this Plan. 
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GRAND TRAVERSE COUNTY BROWNFIELD REDEVELOPMENT AUTHORITY
PA 381 ELIGIBLE ACTIVITY CONSIDERATION TABLE

Act 381 Work Plan, Last Revision April 15, 2013

ENVIRONMENTAL ELIGIBLE ACTIVITIES (MDEQ)

ACTIVITY No. of Units Type of Unit Cost/Unit TOTAL COST
LOCAL-ONLY 
REVENUES 

COST

STATE / LOCAL 
REVENUES 

COST
MDEQ Loan TBA Credit 

Union

Eligible Activities 
Completed Prior to 
State Approvals [c]

BEA Environmental Assessment Activities
Phase I Environmental Site Assessment (ESA) $2,000 $2,000 $2,000 $2,000
Phase II ESA   $13,211 $13,211 $13,211 $13,211
Supplemental Phase II ESA Site Investigations $19,000 $19,000 $19,000 $19,000
Baseline Environmental Assessment (BEA) $1,800 $1,800 $1,800 $1,800

$36,011 $0 $36,011
Section 7a Compliance Analysis (Due Care Plan) and Due Care Activities
Due Care Plans - Pre, During and Post Construction

Pre-Construction Due Care Plan $1,800 $1,800 $1,800 $1,800
Environmental Construction Management Due Care Plan $10,000 $10,000 $10,000 $10,000
Post-Construction Due Care Plan $2,500 $2,500 $2,500

Dewatering
Dewatering-Frac Tank and Carbon Filter with Aration, Chemical Precipitation and Oxidation (if necessary) 
(also includes operator and pump for 90 days) 1 LSUM $132,825 $132,825 $132,825 $132,825
Dewatering-Analytical 10 SAMPLES $500 $5,000 $5,000 $5,000
Dewatering-Disposal of groundwater during construction activities 13,500,000 GAL $0.01 $163,350 $163,350 $163,350
Dewatering-Reporting & Management 1 LSUM $3,000 $3,000 $3,000 $3,000

Soil Management (Foundations)
Excavation 4,148 TNS $12 $49,778 $49,778 $49,778
Trucking 4,148 TNS $8 $33,185 $33,185 $33,185
Disposal 4,148 TNS $35 $145,185 $145,185 $145,185

Shooters Property Chromium-Contaminated Soil
Excavation 50 TNS $12 $600 $600 $600
Trucking 50 TNS $8 $400 $400 $400
Disposal 50 TNS $35 $1,750 $1,750 $1,750

On-Site Environmental Construction Management 30 DAYS $1,250 $37,500 $37,500 $37,500
Environmental Project Management 1 LSUM $15,000 $15,000 $15,000 $15,000
Due Care - Impervious Asphalt 1 LSUM $70,000 $70,000 $70,000 $70,000
Temporary Truck Wash Facility 1 LSUM $3,000 $3,000 $3,000 $3,000
Other Specific & Unique Activities due to the Brownfield Conditions 
Existing Monitoring Well Abandonment 1 LSUM $5,000 $5,000 $5,000 $5,000 $5,000
Installation of Monitoring Wells 1 LSUM $8,000 $8,000 $8,000 $8,000
Health and Safety Plans (HASPs, up to 3 at $2,500 each) 3 LSUM $2,500 $7,500 $7,500 $7,500 $2,500

$695,373 $0 $695,373
Additional Response Activities
Waterproof/Vapor Barrier

Design Waterproof/Vapor Membrane - including MDEQ approval 1 LSUM $35,000 $35,000 $35,000 $35,000
Monolithic Foundation (incremental increase over typical foundation) 6,000 SF $11 $66,000 $66,000 $66,000
Xypex Concrete Additive ofr Foundation Waterproofing 700 YDS $48 $33,880 $33,880 $33,880
Installation - Waterproof/Vapor Barrier 14,099 SF $12.00 $169,188 $169,188 $169,188
Installation Oversight - Waterproof/Vapor Barrier 15 DYS $1,250 $18,750 $18,750 $18,750
Post-Construction Waterproof/Vapor Barrier QA/QC Inspection 1 LSUM $15,000 $15,000 $15,000 $15,000
Passive Vapor trench with piping, if determined necessary by MDEQ 1 LSUM $15,000 $15,000 $15,000 $15,000

Green Space and Rain Garden Areas (Environmental Portion) - Any green space, including the public ROW
Hydraulic Liners 10,000 SF $4 $40,000 $40,000 $40,000
Under-drain Piping 750 LF $3 $2,250 $2,250 $2,250
Seals & Gaskets 1 LS $2,000 $2,000 $2,000 $2,000
Associated Hydraulic Liner Materials 1,111 TNS $9 $10,000 $10,000 $10,000

Other Specific & Unique Activities due to the Brownfield Conditions
$407,068 $407,068

Environmental Insurance
Reasonable Costs of Environmental Insurance 1 LSUM $50,000 $50,000 $50,000 $50,000

$1,188,452 $1,188,452

REQUESTED ESTIMATES

BEA Environmental Assessment Activities Total

Section 7a Compliance Analysis (Due Care Plan) and Due Care Activities Total

Additional Response Activities Total

ENVIRONMENTAL ELIGIBLE ACTIVITIES (MDEQ) GRAND TOTAL



GRAND TRAVERSE COUNTY BROWNFIELD REDEVELOPMENT AUTHORITY
PA 381 ELIGIBLE ACTIVITY CONSIDERATION TABLE

Act 381 Work Plan, Last Revision April 15, 2013

NON-ENVIRONMENTAL MSF ELIGIBLE ACTIVITIES (MEDC)

ACTIVITY No. of Units Type of Unit Cost/Unit TOTAL COST
LOCAL-ONLY 
REVENUES 

COST

STATE / LOCAL 
REVENUES 

COST
MDEQ Loan TBA Credit 

Union

Eligible Activities 
Completed Prior to 
State Approvals [c]

Demolition (County-wide)
Site Demolition 1 LSUM $55,000.00 $55,000 $55,000 $55,000
Building Demolition 1 LSUM $20,000.00 $20,000 $20,000 $20,000

$75,000 $0 $75,000
Lead & Asbestos Abatement (County-wide)
Asbestos and Lead Paint Survey 5,500 $5,000 $5,000 $5,000 $5,000
Asbestos and Lead Paint Abatement 5,841 SF $5.60 $32,710 $32,710 $32,710 $32,710

$37,710 $0 $37,710
Site Preparation (a) (City of Traverse City Only)
Geotechnical Engineering 1 LSUM $10,000 $10,000 $10,000 $10,000 $10,000
Temporary Construction Access and/or Roads 1 LSUM $2,000 $2,000 $2,000 $2,000
Temporary Erosion Control-Silt Fencing 1,000 LF $5 $5,000 $5,000 $5,000
Temporary Erosion Control-Sediment Bags 1 LSUM $2,000 $2,000 $2,000 $2,000
Temporary Site Control 1,000 LF $10 $10,000 $10,000 $10,000
Soil Management (from MSF Excavation for Unstable Material)

Excavation 4,325 TNS $12 $51,894 $51,894 $51,894
Trucking 4,325 TNS $8 $34,596 $34,596 $34,596
Disposal 4,325 TNS $35 $151,358 $151,358 $151,358

Soil Management (from MSF Utility Relocation and rain garden soil removal)
Excavation
Soil Transportation 1,065 TNS $8 $8,520 $8,520 $8,520
Soil Disposal 1,065 TNS $35 $37,275 $37,275 $37,275

Fill 4,173 TNS $9 $36,166 $36,166 $36,166
Compaction & Sub-base Preparation (related to Eligible Activities) 860 YDS $34 $29,240 $29,240 $29,240
Dewatering (Install and operate dewatering points)

Set-Up and Operation (first two weeks) 2 WK $3,400.00 $6,800 $6,800 $6,800
Set-Up and Operation (remaining weeks) 4 WK $1,750.00 $7,000 $7,000 $7,000
Monitoring 6 WK $5,000.00 $30,000 $30,000 $30,000

Relocation of Existing (Active) Utilities 500 LF $40 $20,000 $20,000 $20,000
Alternative Green Stormwater Management Practices-Excavation, backfill above filtration materials, 
landscaping on top, design & engineering 1 LSUM $17,500 $17,500 $17,500 $17,500

Temporary Sheeting/Shoring 220 LF $275 $60,500 $60,500 $60,500

Soft Costs--so long as they are directly associated with Site Preparation activities (including engineering and 
design), professional fees and costs (does not include legal/attorney fees). 1 LSUM $35,000 $35,000 $35,000 $35,000

Other Specific & Unique Activities due to the Brownfield Conditions
$554,849 $0 $554,849

Infrastructure Improvements (City of Traverse City Only)
Approaches 1,500 SF $10 $15,000 $15,000 $15,000
Curbs and Gutter 450 LF $16 $7,200 $7,200 $7,200
Sidewalks 1,350 SF $3 $4,050 $4,050 $4,050
Landscaping 3,000 SF $5 $15,000 $15,000 $15,000
Stormwarter Piping 400 LF $3 $1,200 $1,200 $1,200
Surface Water Capture Engineering/Tanks 1 LSUM $5,000 $5,000 $5,000 $5,000
Catch Basins 12 EA $200 $2,400 $2,400 $2,400
Transformer Pole 1 EA $8,000 $8,000 $8,000 $8,000

$57,850 $0 $57,850
$725,408 $0 $725,408

REQUESTED ESTIMATES

Demolition Total

Lead & Asbestos Abatement Total

Site Preparation Total

Infrastructure Improvements Total
NON-ENVIRONMENTAL MSF ELIGIBLE ACTIVITIES (MEDC) GRAND TOTAL



GRAND TRAVERSE COUNTY BROWNFIELD REDEVELOPMENT AUTHORITY
PA 381 ELIGIBLE ACTIVITY CONSIDERATION TABLE

Act 381 Work Plan, Last Revision April 15, 2013

Brownfield Plan and Act 381 Work Plan Preparation
GTCBRA Applications $9,970 $9,970 $9,970 $9,970
Brownfield Plan $10,000 $10,000 $10,000 $10,000
Act 381 Work Plan-MSF & MDEQ $20,000 $10,000 $10,000 $20,000 $20,000

$39,970 $19,970 $20,000
15% Contingency on Eligible Activities $281,677 $0 $281,677 $176,346 $105,331
GTCBRA Administration & Application Fees $20,500 $20,500 $20,500

$2,256,008 $40,470 $2,215,538 $1,351,987 $904,020 $142,991

$2,143,207 $38,447 $2,104,761
Interest $565,026 $565,026

Total Developer Reimbursement $2,708,233 $38,447 $2,669,787

Brownfield Plan and Act 381 Work Plan Preparation Total

[c] Additionally, costs related to design, engineering, preparing bid specifications, bid issuance, bid management and evaluation and awarding bids for environmental and non-
environmental eligible activities are anticipated to be completed prior to State (MEDC/MSF Board and MDEQ) approvals of the Act 381 Work Plan and MDEQ Loan Applications.

ELIGIBLE ACTIVITIES GRAND TOTAL

GTCBRA COVERED ELIGIBLE ACTIVITIES = 95% OF GRAND TOTAL [b]

NOTES:

[a]The following NON-ENVIRONMENTAL MSF ELIGIBLE ACTIVITIES have been historically deemed eligible by the Michigan Economic Development Corporation (MEDC) but 
are NOT considered eligible by the GTCBRA.  These activities are typical expenses found at any development or redevelopment site and will not be allowed as an Eligible 
Activity expense.
In-Eligible Site Preparation Activity Expenses
Construction Staking Related to Infrastructure Improvements, Site Preparation Activities, or Demolition
Clearing & Grubbing
Temporary Facility
Temporary Traffic Control
Legal/Attorney Fees

[b] GTCBRA will cover 95% of approved Eligible Activity expenses per the Development Agreement.  The applicant shall be responsible for 5% of the Eligible Activity expenses.







Table 2 - Tax Increment Financing Estimates
Project Name: TBA Credit Union
Traverse City

Eligible Expenses for Reimbursment under ACT 381
MDEQ Eligilbe Activites and Interest 1,652,478$     
MSF Eligible Activities and Interest 1,017,308$     
Local-Only Expense 38,447$          
Local Site Remediation Fund Capture (2) 741,367$        
Total Eligible  Costs for TIF Reimbursement (5) 3,449,600$           

Plan Year
Actual Year

STATE CAPTURE Millage Rate
State Education Tax (SET, less 3 for BRF) 3.0000
School Operating (NA to Homestead) 18.0000
State Total to Reimbursables 21.0000

State Brownfield Redevelopment Fund (BRF) 3.0000

LOCAL CAPTURE Millage Rate
TBA- ISD 2.9312
County 6.2433
NMC 2.9400
TADL 1.1092
Local Unit Rate (Note need twp and village separate lines   13.4367
BATA 0.3454
LOCAL - Total Capture 27.0058

TOTAL TAX CAPTURE 51.0058

(1) GTCBRA Policy does NOT consider all allowable 
MEGA activities, and will only reimburse up to 95% of 
the grand total. 

(2) After the developer has been repaid,  collection of 
state taxes can be 5 years or up to the amount approved 
by the MDEQ for eligible activities. Local tax can be 
captured for up to five years after repayment is 
complete. State approved MEGA activities cannot be 
captured into the LSRF, only DEQ activities.
(3) Increased 3% per year to adjust for inflation 
(4) Not applicable to 18 Mill School Operating tax 
(5) Not including Authority administrative expenses

Accumulated Total Tax Capture

Base (Existing) Taxable Value Homestead (TV):
Incremental Difference Non-Homestead (New TV - Exisiting)

State  BRF Accumulated Capture

Local - Accumulated Capture to Reimbursables

     Acumulated for State BRF
      Accumulated for Reimbursement to Developer, Admin & LSRRF

Accumulated State Total to Reimbursables

TOTAL INCREMENT

Incremental Difference Homestead  (New TV - Exisiting)

Base (Existing) Taxable Value Non-Homestead (TV):
New TV for Non-Homestead (3)

New TV for Homestead (4)

END 

19 20 21 22 23 24 25 26 27 28 29 30
2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043

933,700$         933,700$         933,700$         933,700$         933,700$         933,700$         933,700$         933,700$         933,700$         933,700$         933,700$         933,700$         
4,132,332$      4,256,302$      4,383,991$      4,515,510$      4,650,976$      4,790,505$      4,934,220$      5,082,247$      5,234,714$      5,391,756$      5,553,508$      5,720,114$      
3,198,632$     3,322,602$     3,450,291$     3,581,810$     3,717,276$     3,856,805$     4,000,520$     4,148,547$     4,301,014$     4,458,056$     4,619,808$     4,786,414$     

-$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  
-$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  
-$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  -$                  

3,198,632$     3,322,602$     3,450,291$     3,581,810$     3,717,276$     3,856,805$     4,000,520$     4,148,547$     4,301,014$     4,458,056$     4,619,808$     4,786,414$     

19 20 21 22 23 24 25 26 27 28 29 30
2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043

9,596$              9,968$              10,351$           10,745$           11,152$           11,570$           12,002$           12,446$           12,903$           13,374$           13,859$           14,359$           
57,575$           59,807$           62,105$           64,473$           66,911$           69,422$           72,009$           74,674$           77,418$           80,245$           83,157$           86,155$           
67,171$           69,775$           72,456$           75,218$           78,063$           80,993$           84,011$           87,119$           90,321$           93,619$           97,016$           100,515$         

877,958$         947,732$         1,020,188$     1,095,406$     1,173,469$     1,254,462$     1,338,473$     1,425,592$     1,515,914$     1,609,533$     1,706,549$     1,807,064$     

9,596$              9,968$              10,351$           10,745$           11,152$           11,570$           12,002$           12,446$           12,903$           13,374$           13,859$           14,359$           
125,423$         135,390$         145,741$         156,487$         167,638$         179,209$         191,210$         203,656$         216,559$         229,933$         243,793$         258,152$         

19 20 21 22 23 24 25 26 27 28 29 30
2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043

9,376$              9,739$              10,113$           10,499$           10,896$           11,305$           11,726$           12,160$           12,607$           13,067$           13,542$           14,030$           
19,970$           20,744$           21,541$           22,362$           23,208$           24,079$           24,976$           25,901$           26,853$           27,833$           28,843$           29,883$           

9,404$              9,768$              10,144$           10,531$           10,929$           11,339$           11,762$           12,197$           12,645$           13,107$           13,582$           14,072$           
3,548$              3,685$              3,827$              3,973$              4,123$              4,278$              4,437$              4,602$              4,771$              4,945$              5,124$              5,309$              

42,979$           44,645$           46,361$           48,128$           49,948$           51,823$           53,754$           55,743$           57,791$           59,902$           62,075$           64,314$           
1,105$              1,148$              1,192$              1,237$              1,284$              1,332$              1,382$              1,433$              1,486$              1,540$              1,596$              1,653$              

86,382$           89,730$           93,178$           96,730$           100,388$         104,156$         108,037$         112,035$         116,152$         120,393$         124,762$         129,261$         
1,129,045$     1,218,775$     1,311,952$     1,408,682$     1,509,070$     1,613,226$     1,721,263$     1,833,298$     1,949,451$     2,069,844$     2,194,606$     2,323,867$     

163,149$         169,472$         175,985$         182,693$         189,603$         196,719$         204,050$         211,600$         219,377$         227,387$         235,637$         244,135$         
125,423$         135,390$         145,741$         156,487$         167,638$         179,209$         191,210$         203,656$         216,559$         229,933$         243,793$         258,152$         

2,007,003$     2,166,507$     2,332,141$     2,504,088$     2,682,539$     2,867,688$     3,059,736$     3,258,891$     3,465,364$     3,679,377$     3,901,155$     4,130,930$     
2,132,425$      2,301,897$      2,477,882$      2,660,575$      2,850,178$      3,046,897$      3,250,947$      3,462,547$      3,681,923$      3,909,310$      4,144,947$      4,389,082$      

LSRF TABLE Year 1 of LSRF Year 2 LSRF Year 3 LSRF Year 4 LSRF Year 5 LSRF Total

Local taxes to  LSRF 57,064$           100,388$         104,156$         108,037$         112,035$         481,680$         

State Taxes to LSRF Not To Exceed: 777,548$         82,246$           87,119$           90,321$           259,687$         

Total 57,064$           100,388$         186,402$         195,157$         202,356$         741,367$         

 Accumulated 57,064$           157,452$         343,854$         539,011$         741,367$         

 Developer 
Repaid 
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PROJECT SUMMARY 
 
Project Name:  TBA Credit Union - Redevelopment and Reuse of 

Properties Located at 626 and 636 East Front Street, 
Traverse City, Michigan 

 
Developer: TBA Credit Union  

 2900 W. South Airport Rd. 
 Traverse City, Michigan 49684 
 Karen Browne 

 (231) 946-7141 
 
Eligible Property Location:  The Eligible Property is located at 626 and 636 East Front 

Street, Traverse City, Michigan.  Parcel ID Numbers 28-
51-102-003-10, and 28-51-102-006-00, respectively. 

 
Type of Eligible Property: Facility 
 
Project Description:  The project (Project) consists of the redevelopment of the 

Property, which is located at 626 and 636 East Front Street 
in the City of Traverse City.  The Project will include 
construction of a contemporary multi-story office and 
financial institution headquarters.  The redevelopment 
includes environmental activities, non-environmental 
activities and economic development to further goals of the 
City of Traverse City, Grand Traverse County, the 
Michigan Department of Environmental Quality (MDEQ) 
and the Michigan Economic Development Corporation 
(MEDC).  The comprehensive redevelopment of this site 
will include demolition of the existing structures (vacant 
gasoline station and restaurant buildings), remediation of 
soil and groundwater contamination, and redevelopment of 
a new 21,266 square foot three story building with a 
partially finished basement. The building will be the new 
TBA Credit Union corporate headquarters, as well as a new 
branch location. 
 
There is an existing source area of hydrocarbon 
contamination in the vicinity of the former dispenser 
islands of the vacant gasoline station.  Removal and/or 
treatment of this source area will be incorporated as a 
response activity for this project to ensure that it no longer 
adversely affects the quality of groundwater migrating from 
the site to the adjoining City of Traverse City Sunset Park 
and Traverse Bay. 
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TBA Credit Union is a strong supporter of the Traverse 
City community and is committed to putting these two 
underutilized properties back to productive use.  The 
project will greatly improve the appearance of the area and 
be an attractive gateway building into the City.  TBA 
Credit Union participates in several local volunteer 
activities, and it frequently conducts member and 
community educational seminars.  In addition, TBA Credit 
Union often receives requests from organizations to house 
meetings and other events.   The new building, therefore, is 
necessary for TBA Credit Union to further its goals of (a) 
better serving the community by offering more investment, 
mortgage, and commercial loan products, and (b) 
increasing civic participation.   

 
The Project is seeking approval of Tax Increment 
Financing (TIF) and an MDEQ Brownfield Redevelopment 
Loan.  Construction is expected to begin at the end of the 
2nd quarter of 2013. 

 
Eligible Activities: Baseline Environmental Assessment (BEA) Activities 

{Phase I Environmental Site Assessment (ESA), Phase II 
ESAs, and BEA}, Due Care Activities, Additional 
Response Activities, Preparation of a Brownfield Plan and 
Act 381 Work Plan, Demolition, Lead and Asbestos Survey 
and Abatement, Site Preparation, Infrastructure 
Improvements, and Reasonable Costs of Environmental 
Insurance.  

 
Reimbursable Costs: $2,821,034 (Est. Eligible Activities, Contingency, Interest) 
 $  (112,800) (GTCBRA 5% Withholding) 

$   741,367  (LSRRF) 
$3,449,601 

 
Duration of Plan: Estimated reimbursement of eligible activities is 25 years, 

not including administrative expenses and LSRRF deposits, 
which will extend tax capture (not to exceed 30 years) 

 
Estimated Total Capital 
Investment: $7.285 million 
 
Base Taxable Value: $933,700 
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List of Acronyms:  
BEA Baseline Environmental Assessment (Michigan process to provide new 

property owners and/or operators with exemptions from environmental 
liability) 

BFP or Plan   Brownfield Plan 
Developer   TBA Credit Union 
Eligible Property Property for property for which eligible activities are identified under a 

Brownfield Plan. 
ESA  Environmental Site Assessment 
FAR  Final Assessment Report 
GTC Grand Traverse County  
GTC BOC Grand Traverse County Board of Commissioners 
GTCBRA Grand Traverse County Brownfield Redevelopment Authority 
LSRRF Local Site Remediation Revolving Fund 
MDEQ  Michigan Department of Environmental Quality 
MEDC  Michigan Economic Development Corporation 
MSF  Michigan Strategic Fund (agency that approves use of school tax 

revenue to support non-environmental Brownfield activities) 
Phase I ESA  An environmental historical review and site inspection (no soil and/or 

groundwater sampling and analysis) 
Phase II ESA  Environmental subsurface investigation (includes soil and/or 

groundwater sampling and analysis) 
Property  The Eligible Property, located at 626 and 636 East Front Street, 

southwest of the intersection of East Front and Hope Streets in Traverse 
City, Grand Traverse County, Michigan.  It comprises 2 parcels. 

RCC  Residential Cleanup Criteria 
RC  Restrictive Covenant 
TIF  Tax Increment Financing (TIF describes the process of using TIR—i.e., 

TIF is the use of TIR to provide financial support to a project) 
TIR  Tax Increment Revenue (incremental increase in property tax revenue, 

usually due to redevelopment and improvement that is generated by a 
property after approval of a Brownfield Plan)  
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I. INTRODUCTION 
A. General 
Grand Traverse County, Michigan (the “County”), established the Grand Traverse 
County Brownfield Redevelopment Authority (the “Authority”) on October 29, 1997, 
pursuant to Michigan Public Act 381 of 1996, as amended (“Act 381”).  The primary 
purpose of Act 381 is to encourage the redevelopment of eligible property by providing 
economic incentives through tax increment financing for certain eligible activities. 

This Brownfield Plan (“Plan”) serves dual purpose;  to promote the redevelopment of and 
investment in certain “Brownfield” properties within the County, and to accomplish 
cleanup of environmental contamination on these properties.  Inclusion of Property 
within this Plan will facilitate financing of environmental response and other eligible 
activities at eligible properties, and will also provide tax incentives to eligible taxpayers 
willing to invest in revitalization of eligible sites, commonly referred to as 
“Brownfields.”  By facilitating redevelopment of Brownfield properties, this Plan is 
intended to promote economic growth for the benefit of the residents of the County and 
all taxing units located within and benefited by the Authority. 

The identification or designation of a developer or proposed use for the Eligible Property 
that is the subject of this Plan shall not be integral to the effectiveness or validity of this 
Plan.  This Plan is intended to apply to the Eligible Property identified in this Plan and, if 
tax increment revenues are proposed to be captured from that Eligible Property, to 
identify and authorize the eligible activities to be funded by such tax increment revenues.  
Any change in the proposed developer or proposed use of the Eligible Property shall not 
necessitate an amendment to this Plan, affect the application of this Plan to the Eligible 
Property, or impair the rights available to the Authority under this Plan. 

This Plan is intended to be a living document, which may be modified or amended in 
accordance with the requirements of Act 381, as necessary to achieve the purposes of Act 
381.  The applicable sections of Act 381 are noted throughout the Plan for reference 
purposes. 

This Plan contains information required by Section 13(1) of Act 381. 

II. GENERAL PROVISIONS 
A. Description of Eligible Property (Section 13 (1)(h)) 
The Eligible Property (“Property”) is located at 626 and 636 East Front Street, in Section 
2 (Township 27 North /Range 11 West) in Traverse City, Grand Traverse County, 
Michigan.  The Property is situated southwest of the intersection of East Front Street and 
Hope Street.  The Property consists of two parcels that contain approximately 1.34 acres.  
The Property is located in an area of the City of Traverse City (“City”) that is 
characterized by commercial, multi-tenant residential, resort, and recreational properties.  
Grand Traverse Bay is nearby to the north, and the Property is abutted by surface 
roadways, municipal water, sanitary and storm sewer services, and electrical and gas 
utilities. 
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For ease of reference, AKT Peerless has designated each of the Eligible Property parcels 
with a letter.  These designations have no relevance to legally recorded data about the 
Eligible Property.  See Attachment A, Figure 2 – Eligible Property Boundary Map. 

Parcel Address 
Tax 

Identification 
Number 

 
Basis of Brownfield 

Eligibility 
 

Approximate 
Acreage 

A 626 East Front Street 28-51-102-003-10 Facility 0.84 
B 636 East Front Street 28-51-102-006-00 Facility 0.50 

 
The Property is zoned Hotel Resort District (HR).  It currently contains two vacant 
commercial buildings (a former restaurant building on Parcel A, and a former gasoline 
station building on Parcel B).  Exterior portions of the Property include paved parking 
areas, driveways, and landscaped areas.  In addition, a wooden deck patio, a greenbelt 
area, and concrete dumpster enclosure are located on Parcel A; and a large canopy over 
two former pump islands, concrete, asphalt, gravel paved areas, and a small walk-in-
cooler are located on Parcel B. 

The Project proposes to redevelop an underutilized vacant property into a contemporary 
multi-story office and financial institution headquarters.  The redevelopment integrates 
design elements, environmental cleanup, and economic development to further goals of 
the City of Traverse City, Grand Traverse County (GTC), the Michigan Department of 
Environmental Quality (MDEQ) and the Michigan Economic Development Corporation 
(MEDC).  It will result in: (1) the community and municipal benefits of increased 
property taxes on the Property; (2) due care and additional response activities that will 
address the contamination on the Property, reducing the threat to human health and the 
environment; and (3) a substantial improvement to the appearance and aesthetics of the 
Property which will assist in increasing the property values of the neighboring 
community.  The overall redevelopment of this site will include demolition of the 
existing structures, remediation, and redevelopment of a new 21,266 square foot three 
story building with a partially finished basement.   

TBA Credit Union is a growing financial institution. In order to meet the demands of its 
members and to have space to hire additional staff, a new location is necessary.  TBA 
Credit Union searched other properties that would have been more affordable, but it 
decided that it was most important to be located within the City to best serve its members 
and non-members alike.   

TBA Credit Union has a strong desire to put these two vacant properties back to 
productive use and drastically improve the aesthetics of the neighborhood.  TBA Credit 
Union is a large supporter of the community.  It frequently participates in volunteer 
activities and conducts member and community educational seminars.  A new building 
will allow TBA Credit Union the opportunity to provide expanded meeting and 
community event space to the neighboring community.  TBA Credit Union’s mission is 
to serve the community by building trusted relationships, providing customized financial 
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products, advocating financial literacy, and encouraging volunteerism.  Redevelopment 
of this Property will ultimately help TBA Credit Union to meet its goals and that of the 
community. 

Attachment A includes site maps of the Eligible Property, refer to: Figure 1, Scaled 
Property Location Map, Figure 2, Eligible Property Boundary Map (which includes lot 
dimensions).  The legal descriptions of the parcel(s) included in the Eligible Property are 
presented in Attachment B.   

The parcel and all tangible real and personal property located thereon will comprise the 
Eligible Property and is referred to herein as the “Property.”  

B. Basis of Eligibility (Section 13 (1)(h) , Section 2 (o)) 
The Property is considered “Eligible Property” as defined by Act 381, Section 2 because: 
(a) the Property was previously utilized as a commercial property (gasoline station and 
restaurant); (b) it is located within the City of Traverse City, a qualified local 
governmental unit, or “Core Community” under Act 381; and (c) each of the parcels 
comprised by the Property has been determined to be a “facility.” 

Parcel A contained railroad sidings and an associated platform from the 1910s to the 
1970s, warehousing from the late 1920s to the 1970s, and a restaurant from the late 1970s 
until the late 2000s.  Parcel B contained railroad sidings and a fruit warehouse from the 
1910s to the late 1960s, a gasoline service station from the late 1960s to the early 2000s, 
and a produce stand from the mid-2000s to 2012. 
 
On July 21, 2012 AKT Peerless completed a Phase I Environmental Site Assessment 
(ESA) for the Property on behalf of TBA Credit Union.  Also in July 2012, AKT Peerless 
conducted a Phase II ESA on the Property.  Prior subsurface investigations had been 
completed on the Property between 2001 and 2012 in association with the UST releases 
at 636 East Front Street.  Based on analytical results obtained during the subsurface 
investigations conducted between 2001 and 2012, petroleum constituents (e.g., benzene, 
toluene, ethylbenzene, xylenes [BTEX], trimethylbenzene isomers [TMBs], etc.) were 
detected on the property at concentrations exceeding MDEQ Residential Cleanup Criteria 
(RCC). 
 
On February 14 and 15, 2013, AKT Peerless conducted a Supplemental Phase II ESA 
including a soil gas evaluation to further evaluate contamination on the Property.  Based 
on analytical results obtained during the 2013 Supplemental Phase II ESA, volatile 
including tetrachloroethylene and petroleum constituents (e.g., benzene, toluene, 
ethylbenzene, xylenes [BTEX], trimethylbenzene isomers [TMBs]) were detected in soil 
and groundwater on the property at concentrations exceeding MDEQ RCC and Non-
Residential Cleanup Criteria (NRCC).  Concentrations in soil were detected above the 
Groundwater-Surface Water Interface Protection (GSIP) criteria and Drinking Water 
Protection (DWP) criteria.  Concentrations in groundwater were detected above the 
Groundwater-Surface Water Interface (GSI) criteria, Drinking Water (DW) criteria, and 
draft Groundwater Sump Concentrations for Vapor Intrusion (GSVI). 
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Therefore, Parcels A and B meet the definition of a “facility” as defined by Part 201 of 
NREPA, Michigan PA 451 of 1994, as amended. 

A Restrictive Covenant (RC) for 636 East Front Street was submitted to the Register of 
Deeds by Blarney Castle in July 2012.  The RC imposes requirements that users of the 
property must adhere to during redevelopment and future use.  These RC requirements, 
along with the existing site conditions have created increased costs upon the proposed 
TBA Credit Union project. Excavation, dewatering, soil transportation and disposal, 
groundwater activities, storm water systems, engineered controls and vapor mitigation 
activities must be carefully managed during the redevelopment. 

C. Summary of Eligible Activities and Description of Costs (Section 13 (1)(a),(b)) 
The “eligible activities” that are intended to be carried out at the Property are considered 
“eligible activities” as defined by Sec 2 of Act 381, because they include BEA Activities 
(Phase I ESA, Phase II ESAs, and BEA), due care activities, additional response 
activities, preparation of Brownfield and Act 381 work plans, lead and asbestos survey 
and abatement, demolition  site preparation, infrastructure improvements, and the 
reasonable costs of environmental insurance (see Table 1).  Response activities will 
include a focus on the cleanup of a source area of hydrocarbon contamination beneath the 
former dispenser island located on the vacant gas station site.  Contaminated groundwater 
has been detected migrating from this area to the north to the Sunset Park property.  
Although impacted groundwater migrating from this source area does not appear to be 
currently reaching Traverse Bay, the ability to access the contamination in the future 
would be significantly adversely affected by the development should plume migration 
conditions change in the future.  Accordingly, the completion of this project represents a 
unique opportunity to accomplish long term environmental benefits and protect the water 
resources within the City of Traverse City. 

A summary of the eligible activities and the estimated cost of each eligible activity 
intended to be paid for with Tax Increment Revenues from the Property are shown in the 
table below.  As shown, GTCBRA covers only 95% of eligible activity costs. The 
Developer is solely responsible for the remainder.  
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ESTIMATED COST OF REIMBURSIBLE ELIGIBLE ACTIVITIES 

Description of Eligible Activities  Estimated Cost* 
1. BEA Activities $ 36,011 
2. Due Care Activities  $ 695,373 
3. Additional Response Activities $ 407,068 
4. Environmental Insurance $ 50,000 
5. Demolition $ 75,000 
6. Lead & Asbestos Survey and Abatement $ 37,710 
7. Site Preparation $ 554,849 
8. Infrastructure Improvements $ 57,850 

Subtotal $ 1,913,861 
9. 15% Contingency** $ 281,677 
10. GTCBRA Applications $ 30,470 
11. Preparation of a Brownfield Plan $ 10,000 
12. Preparation of Work Plans $ 20,000 

Subtotal $ 2,256,008 
13. GTCBRA 5% Withholding $ (112,800) 

Subtotal $ 2,143,208 
14. Interest*** $ 565,026 
15. LSRRF Deposits**** $ 741,367 

Total*****  $ 3,449,600 
*Estimated costs are subject to approval by MSF and MDEQ.  Any costs not approved by the MSF or 
MDEQ may become local only costs paid out of captured tax increment revenues from locally levied 
millages (to the extent available).   
**The contingency is applied to the Subtotal, excepting the BEA Activities, which have already been 
performed. 
***Interest is calculated annually at 2.5% simple interest on unreimbursed eligible activities, in 
accordance with GTCBRA policy. 
****LSRRF deposits will be made in accordance with Act 381.   
*****Not including Authority administrative expenses 
 

A detailed breakout of the eligible activities and the estimated cost of each eligible 
activity intended to be paid for with Tax Increment Revenues from the Property are 
shown in Attachment C, Table 1. 

It is currently anticipated that construction will begin in June 2013 and be completed by 
December 2014.   

The Developer desires to be reimbursed for the costs of eligible activities.  Tax increment 
revenue generated by the Property will be captured by the Authority and used to 
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reimburse the cost of the eligible activities completed on the Property after approval of 
this Plan. 

In accordance with this Plan and the associated Reimbursement Agreement, the amount 
advanced by the Developer will be repaid by the Authority, together with interest at the 
rate set at 2.5% simple interest, solely from the tax increment revenues realized from the 
Eligible Property.  Payments will be made to the full extent incremental property tax 
revenues are or become available for such purpose under the Act.  Based on the projected 
cost of eligible activities, interest reimbursement in this Plan is estimated at $565,026. 
However, if the actual cost of eligible activities turns out to be lower than the above 
estimates, interest reimbursement may be lower, subject to the 2.5% simple interest 
calculation 

Tax increment revenues will first be used to pay or reimburse administrative expenses in 
accordance with Act 381.  Capture of tax increment revenue for administrative expenses 
may extend the developer’s reimbursement period.  The amount of school tax revenues, 
which will be used to reimburse the costs of implementing eligible activities at this site, 
will be limited to the cost of eligible activities approved by the MDEQ and the MSF, 
together with the interest rate provided above.  In the event that the use of school tax 
revenues to reimburse specific eligible activities is not approved by the MDEQ or MSF, 
these specific activities will be reimbursed with local-only TIF (to the extent available).  

The costs listed in the table above are estimated costs and may increase or decrease 
depending on the nature and extent of environmental contamination and other unknown 
conditions encountered on the Property.  The actual cost of those eligible activities 
encompassed by this Plan that will qualify for reimbursement from tax increment 
revenues of the Authority from the Property shall be governed by the terms of a 
Reimbursement Agreement with the Authority (the “Reimbursement Agreement”).  No 
costs of eligible activities will be qualified for reimbursement except to the extent 
permitted in accordance with the terms and conditions of the Reimbursement Agreement.   

D. Estimate of Captured Taxable Value and Tax Increment Revenues (Section 
13(1)(c)); Impact of Tax Increment Financing on Taxing Jurisdictions (Section 
13(1)(g), Section 2(ii)) 

This Plan anticipates the capture of tax increment revenues to reimburse the Developer 
for the costs of eligible activities under this Plan in accordance with the Reimbursement 
Agreement.  A table of estimated tax increment revenues to be captured is attached to this 
Plan as Attachment C, Table 2.  Tax increment revenue capture is expected to begin in 
2015.   

The total estimated cost of the eligible activities and other costs (including contingency, 
interest, and LSRRF deposits) to be reimbursed through the capture of tax increment 
revenue is projected to be $3,449,600.  This total does not include administrative 
expenses, the capture of which may lengthen the reimbursement period.  The estimated 
effective initial taxable value for this Plan is $933,700, and is based on land and real 
property tax only.  Redevelopment of the Property is expected to initially generate 
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